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A. Description 

A.1. Outline application (access) - Erection of up to 95 dwellings, including 40% 
affordable dwellings and 5% self-build and custom build dwellings, public open 
space, landscaping and associated infrastructure  

B. Background 

B.1. Regulation 122 of the Community Infrastructure Levy Regulations 2010 Statutory 
Instrument 2010/948 makes it unlawful for any planning obligation to be taken into 
account as a reason to grant a planning permission if it does not meet the three 
tests set out in the Regulation. 

B.2. The National Planning Policy Framework 2023 (NPPF) sets out at paragraph 57, 
three policy tests which mirror the tests in the Regulations: 

a) Necessary to make the development acceptable in planning terms; 

b) Directly related to the development; and 

c) Fairly and reasonably related in scale and kind to the development. 

B.3. This statement should also be read in conjunction with the statement of Jamie 
Glazebrook of Hertfordshire County Council’s Growth and Infrastructure Unit, with 
associated appendices A to T, submitted to in full to The Planning Inspectorate on 
24/06/2024. 

C. Relevant Policy  

C.1. The policies for the contributions sought by Hertfordshire County Council (HCC) are 
set out in HCC Guide to Developer Infrastructure Contributions. See the Statement 
of the Growth and Infrastructure Unit for further detail at Appendix 1. 

C.2. The policies for seeking the contributions sought by SADC are set out in the Local 
Plan Review 1994 and NPPF. In particular, saved Policy 143B of the St Albans 
Local Plan Review provides that: 

“The District Council will expect planning applications for the development of sites to 
include within them, provision for the infrastructure consequences. Such provisions 
may include: 



(i) on-site facilities directly related to the proposed use in the interests of 
comprehensive planning. 

(ii) off-site facilities necessary as a result of the development, in order to avoid 
placing an additional burden on the existing community. 

…” 

C.3. Relevant policies in relation to specific contributions are referenced as appropriate 
below. 

D. Justification for the Obligations 

D.1. Justification is set out below in the order the obligations are set out in the draft s106 
agreement. 

1. County Council Contributions 

1.1. Secondary Education Contribution 

1.1.1. See County Council Statement at Appendix 1. 

1.2. Special Education Needs and Disabilities (SEND) Contribution 

1.2.1. See County Council Statement at Appendix 1. 

1.3. Library Service Contribution 

1.3.1. See County Council Statement at Appendix 1. 

1.4. Youth Service Contribution 

1.4.1. See County Council Statement at Appendix 1. 

1.5. Monitoring Fee Contribution 

1.5.1. See County Council Statement at Appendix 1. 

1.6. Waste Contribution 

1.6.1. See County Council Statement at Appendix 1. 

2. Sustainable Transport Improvements  

2.1. Policy 35 of the Local Plan relates to Highway Improvements in Association with 
Development and sets out that in order to mitigate the highway effects of 
development proposals, the District Council, in conjunction with the County Council 
where appropriate, will seek highway improvements or contributions to highway 
improvements and/or improvements to the public transport system from developers 
whose proposals would otherwise result in detrimental highway conditions.  

 
2.2. Policy 34 of the Local Plan relates to Highways Considerations in Development 

Control and sets out a number of considerations which are generally consistent with 
those of Section 9 of the NPPF (apart from its degree of emphasis on sustainable 
transport). It states that in assessing applications, account will be taken of the advice 
contained in current documents prepared by HCC, amongst others. The County 
Council as the local Highway Authority (HA) adopted a Local Transport Plan (LTP4) 
in 2018 which sets out in Policy 1 ‘Transport User Hierarchy’ that to support the
creation of built environments that encourage greater and safer use of sustainable 



transport modes, the county council will in the design of any scheme and 
development of any transport strategy consider in the following order:  

 
 Opportunities to reduce travel demand and the need to travel.  
 Vulnerable road user needs (such as pedestrians and cyclists).  
 Passenger transport user needs.  
 Powered two wheeler (mopeds and motorbikes) user needs.  
 Other motor vehicle user needs.  

 
2.3. In this case, both Sustainable Transport Contributions and a Full Travel Plan are 

sought through planning obligations.  

2.4. The Sustainable Transport Contributions in total amount to £648,470 and this will be 
used towards the off-site works / mitigation (s278) identified in the planning 
conditions, funding of the Travel Plan (measures and monitoring), and associated 
schemes for active travel betterment identified in the County Council’s Local

Transport Plan. The monies will in the first instance be used to fund Travel Plan 
(measures and monitoring) and off-site works identified in the planning conditions, 
providing active travel betterment in the vicinity of the site for new and existing 
residents. Any unspent contribution will be payable to the Highway Authority who will 
distribute the monies to the associated schemes identified in the County Council’s

Local Transport Plan and it’s supporting documents, South Central Hertfordshire 
Growth & Transport Plan. 

2.5. Additionally, a Travel Plan is required which seeks to achieve sustainable transport 
objectives associated with the proposed development, through seeking to reduce 
car usage. The Travel Plan would need to include vehicle and cycle parking 
measures as well as transport/retail vouchers to encourage active travel. The Travel 
Plan will need to be monitored and reviewed annually for five years. 

2.6.  These contributions are therefore: 

a) Necessary to make the development acceptable in planning terms, by 
virtue of Policies 35 and 143B, so as to promote active travel 
opportunities and encourage the use of sustainable transport.  

b) Directly related to the development, as the Sustainable Transport 
Contribution identifies measures directly associated/related with the 
proposed development, whilst the Travel Plan seeks to reduce car 
usage within this proposed development. 

c) Fairly and reasonably related in scale and kind, as it has been 
calculated on the basis of the number of dwellings proposed within the 
proposed development.  

  

3. NHS Contributions  

3.1. East of England Ambulance Service NHS Trust (EEAST) Contribution  

3.1.1. The proposed development would put increasing pressure and 
demand on EEAST providing nationally set response times for ambulance 
emergency services around the local area. EEAST advises that this 



development is likely to increase demand upon existing ambulance services 
and blue light response times. 

3.1.2. The funding would be used towards the capital cost of providing new 
additional ambulances and/or new additional medical equipment (both within 
and external to the ambulance), and/or new additional parking space(s) for 
ambulances at existing ambulance stations or if ability to expand is 
constrained to support relocating the ambulance station to an appropriate 
site to meet the needs of the existing and additional residents. In addition, 
capital funding could be used to recruit and train new volunteer community 
first responders or provide new volunteer community responder equipment. 

3.1.3. A financial contribution of £25,009 is sought, based on the population 
likely to be generated from the proposed development.  

3.1.4. This contribution is therefore: 

a) Necessary to make the development acceptable in planning terms, by 
virtue of Policy 143B. 

b) Directly related to the development, as it would fund the ambulance 
service that serves the appeal site and local area. 

c) Fairly and reasonably related in scale and kind, as it has been 
calculated on the basis of the population likely to be generated from 
the proposed development. 

3.2. Hertfordshire and West Essex ICB 

3.2.1. The proposed development would put additional strain on local GP 
services, and would create around 228 new patient registrations. Even when 
surgeries are significantly constrained Herts Valley CCG and NHS England 
would not wish an individual patient to be denied access to their nearest GP 
surgery. It is therefore important that new housing contributes financially 
towards healthcare infrastructure. Patient lists are only closed in exceptional 
circumstances. 

3.2.2. When new dwellings and registrations are planned the preferred 
option is to find a way to absorb those significant demands upon surgeries 
by providing additional resources, e.g. by re-configuring, extending or 
relocating the premises to provide sufficient space to increase resources 
and clinical services and thus keep the patient lists open. Developers’

contributions under these circumstances is considered fair, reasonable and 
necessary. 

3.2.3. Based upon 228 new patient registrations, a contribution of £1,292 is 
sought (totalling £122,740 for the proposed development), which would be 
focused on Midway Surgery. This contribution could be spent on expansion, 
reconfiguration and digitisation of patient records, with a view to increasing 
clinical space and increasing the level of patient access in line with what will 
be needed. 

3.2.4. This contribution is therefore: 

a) Necessary to make the development acceptable in planning 
terms, by virtue of Policy 143B. 



b) Directly related to the development, as it would fund the 
provision of additional primary care capacity in the local area at 
Midway Surgery. 

c) Fairly and reasonably related in scale and kind, as it has been 
calculated on the basis of the population likely to be generated 
from the proposed development. 

4. Affordable Housing 

4.1. Paragraph 7.13 of the Affordable Housing SPG (2004) states: 

“The Council will seek, by negotiation, a target level of 35% affordable units on

suitable sites above the site size thresholds.” 

4.2. The SPG states at paragraph 7.10 that the Council is applying the threshold of 
Circular 6/98 that on all sites of 1ha or more or of 25+ dwellings the Council will 
seek an on-site affordable housing provision equivalent to 35% of dwellings on 
the site. However, Circular 6/98 is no longer relevant and SADC therefore 
applies the threshold that affordable housing is required on sites where 15 or 
more dwellings are proposed, as set out in Policy 7A (Affordable Housing in 
Towns and Specified Settlements), across the entire District. 

4.3. The application proposes 40% affordable housing (including First Homes). It is 
considered reasonable and necessary to secure the provision of 40% affordable 
housing by way of the legal agreement given the policy requirement and the level 
of proposed provision which is a central element of the Appellant’s very special 
circumstances case. 

4.4. A condition would not be capable of securing the provision and retention of the 
housing in line with an appropriate tenure mix and other detailed requirements. 

4.5. The obligation is therefore: 

a) Necessary to make the development acceptable in planning terms, since 
affordable housing is a local policy requirement of SADC. 

b) Directly related to the development, because the affordable housing is 
secured on site. 

c) Fairly related in scale and kind because the affordable housing provided for is 
at the proportion proposed by the appellant. 

5. Self-Build and Custom House Building 

5.1. The application includes the provision of self-build and custom build housing 
plots.  

5.2. It is considered reasonable and necessary to secure the provision of 5% self-
build and custom build housing plots by way of the legal agreement given this 
provision is part of the Appellant’s very special circumstances case. A condition

would not be capable of securing all of the provisions required to secure the self-
build and custom build housing.  

5.3. The obligation is therefore: 



a) Necessary to make the development acceptable in planning terms, by 
securing the provision of the proposed self-build and custom build housing 
plots. 

b) Directly related to the development, because it relates to provision on site. 

c) Fairly and reasonably related in scale and kind, because it refers only to the 
self-build and custom house building plots proposed on site by the appellant. 

6. Provision/Management of Public Open Space and Play Space 

6.1. Policy 70 of the St Albans Local Plan Review requires the provision of public 
open space and play space on site for developments of more than 100 dwellings 
and toddlers play space in developments of over 30 dwellings. Policy S17 of the 
St Stephen Parish Neighbourhood Plan states major development that includes 
playgrounds and leisure facilities for children and young people will be viewed 
favourably, with an expectation set out in the policy for the likely needs of the 
under-18 population (particularly older children and teenagers) to have been 
assessed and where possible provided.  

6.2. It is considered reasonable and necessary to secure the provision and ongoing 
management of public open space and play space by way of the legal 
agreement given the policy requirement. Furthermore, it is necessary to ensure 
that the management of the open space/play space provision is sustained over 
the lifetime of the development. A condition would not be capable of securing all 
of the provisions required to secure the management company. 

6.3. The obligation is therefore: 

a) Necessary to make the development acceptable in planning terms, by 
securing the long term retention and management of open space required by 
policy and that forms part of the Appellant’s very special circumstances case. 

b) Directly related to the development, because it relates to provision on site. 

c) Fairly and reasonably related in scale and kind, because it refers only to the 
open space proposed on site by the appellant. 

7. Biodiversity Net Gain  

7.1. The application includes the provision of 10% biodiversity net gain. A biodiversity 
onsite compensation scheme is required at Reserved Matters stage as details of 
the final layout and landscaping plans are not currently known. However, 
expected that biodiversity net gain can be achieved on site in this case.  

7.2. It is considered reasonable and necessary to secure the 10% biodiversity net 
gain by way of the legal agreement given this provision is part of the Appellant’s

very special circumstances case.  

7.3. The obligation is therefore: 

a) Necessary to make the development acceptable in planning terms, by 
securing the provision of the proposed 10% biodiversity net gain which forms 
part of the Appellant’s very special circumstances case. 

b) Directly related to the development, because it relates to a net gain in 
biodiversity as a result of the proposed development. 



c) Fairly and reasonably related in scale and kind, because it refers only to the 
biodiversity net gain that the Appellant has proposed. 

 

 

 



Appendix One - Hertfordshire County Council’s Growth and Infrastructure Unit Statement 
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1.0  Introduction

1.1  This statement has been produced by Hertfordshire County Council (HCC) in order to 
assist the Inspector in considering the acceptability of the (non-highways) Section 106 
(S106)  planning  obligations  sought  by  HCC  in  order  to  mitigate  the  impact  of  the 
development  at  Land  Between  Caravan  Site  and  Watling  Street,  Park  Street,  St 
Albans (planning application reference number 5/2022/0267).   

1.2  It  is  widely  recognised  that  some  developments  may  impact  on  infrastructure  and 1.2  It  is  widely  recognised  that  some  developments  may  impact  on  infrastructure  and 
services  and  that  planning  obligations  should  be  made  to  mitigate  those  impacts. 
Where  applicable,  HCC  seeks  financial  contributions  from  residential  developments 
towards  county  council  services  including  education,  early  years,  youth,  childcare, 
waste and  library  facilities. Provision of  fire hydrants  is also  routinely sought  through 
inclusion of  relevant planning conditions.  In the case of  the above proposal  for up  to 
95 dwellings,  financial contributions are sought towards education, waste,  library and 
youth services together with the provision of fire hydrants. 

1.3  It  is considered  that  the requirements of HCC, as set out  in  this Statement, do meet 1.3  It  is considered  that  the requirements of HCC, as set out  in  this Statement, do meet 
the  tests  of  Regulation  122  of  the  Community  Infrastructure  Levy  (CIL)  Regulations the  tests  of  Regulation  122  of  the  Community  Infrastructure  Levy  (CIL)  Regulations 
2010 (as amended 2019) and are in accordance with Policy 143B of the St Albans City 2010 (as amended 2019) and are in accordance with Policy 143B of the St Albans City 
&  District  Local  Plan  (adopted  November  1994)  and  Strategic  Policy  SP7  of  the &  District  Local  Plan  (adopted  November  1994)  and  Strategic  Policy  SP7  of  the 
emerging St Albans City & District Local Plan (Regulation 18 consultation undertaken emerging St Albans City & District Local Plan (Regulation 18 consultation undertaken 
2023). 2023). 

1.4  HCC’s Growth and infrastructure Unit acts on behalf of education, early years, youth, 1.4  HCC’s Growth and infrastructure Unit acts on behalf of education, early years, youth, 
childhood support,  library, waste, and  fire and  rescue services. Highway matters are childhood support,  library, waste, and  fire and  rescue services. Highway matters are 
dealt with separately by Hertfordshire Highways. dealt with separately by Hertfordshire Highways. 

2.0  Planning Policy Context 

2.1   The following policy is relevant:- 

Central Government Policy  

2.2  The Government published a revised National Planning Policy Framework (NPPF) in 
December  2023.  This  sets  out  the Government’s  planning  policies  for  England  and 
replaces previous versions of the NPPF.  

2.3  The  NPPF  sets  out,  in  paragraph  10,  a  “presumption  in  favour  of  sustainable 
development”. As  set out  in paragraph  11,  this  is  seen as a  thread  running  through 
both plan-making and decision-taking. The document states, in paragraph 8, that there 
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are  three  overarching  objectives  to  sustainable  development:  economic,  social  and 
environmental:  

“Achieving sustainable development means that  the planning system has 
three  overarching  objectives,  which  are  interdependent  and  need  to  be 
pursued in mutually supportive ways (so that opportunities can be taken to 
secure net gains across each of the different objectives):  

a)  an  economic  objective  –  to  help  build  a  strong,  responsive  and 
competitive economy, by ensuring that sufficient  land of  the right types is 
available  in  the  right  places  and  at  the  right  time  to  support  growth, 
innovation and improved productivity; and by  identifying and coordinating 
the provision of infrastructure;  

b)  a  social  objective  –  to  support  strong,  vibrant  and  healthy 
communities,  by  ensuring  that  a  sufficient  number  and  range  of  homes 
can be provided to meet the needs of present and future generations; and 
by  fostering  well-designed,  beautiful  and  safe  places,  with  accessible 
services  and  open  spaces  that  reflect  current  and  future  needs  and 
support communities’ health, social and cultural well-being; and  

c) an environmental objective – to protect and enhance our natural, built 
and historic environment; including making effective use of land, improving 
biodiversity,  using  natural  resources  prudently,  minimising  waste  and 
pollution, and mitigating and adapting to climate change, including moving 
to a low carbon economy.” 

2.4  The  descriptions  of  the  first  two  objectives,  an  economic  objective  and  a  social 
objective, emphasise the need for development to be supported by and have access 
to infrastructure and local services in order to achieve sustainable development.  

2.5  The importance of education infrastructure is set out within paragraph 95 of the NPPF. 
This states that:  

“It is important that a sufficient choice of school places is available to meet 
the  needs  of  existing  and  new  communities.  Local  planning  authorities 
should  take  a  proactive,  positive  and  collaborative  approach  to meeting 
this requirement, and to development that will widen choice in education. 
They should:

a)  give  great  weight  to  the  need  to  create,  expand  or  alter  schools 
through the preparation of plans and decisions on applications; and 
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b)  work with school promoters, delivery partners and statutory bodies to 
identify  and  resolve  key  planning  issues  before  applications  are 
submitted.” 

2.6  Paragraph  55  of  the  NPPF  set  out  the  position  in  terms  of  the  use  of  planning 
obligations. This states that:  

“Local  planning  authorities  should  consider  whether  otherwise 
unacceptable development could be made acceptable through the use of 
conditions  or  planning  obligations.  Planning  obligations  should  only  be 
used where  it  is not possible  to address unacceptable  impacts through a 
planning condition.” 

2.7  Importantly, planning conditions cannot be used in relation to the payment of financial 
contributions  to  mitigate  the  impact  of  a  development  (Circular  11/95:  Use  of 
conditions in planning permission, paragraph 83). Instead, financial contributions need 
to be secured through planning obligations.  

2.8  Paragraph 57 of the NPPF sets out the tests associated with planning obligations. This 
states that: 

“Planning obligations must only be sought where they meet all of the 
following tests: 
a) Necessary to make the development acceptable in planning terms; 
b) Directly related to the development; and 
c) Fairly and reasonably related in scale and kind to the development.”

2.9  This  paragraph  reflects  Regulation  122(2)  of  the  Community  Infrastructure  Levy 
Regulations  2010  which  came  into  force  in  April  2010  and  were  subsequently 
amended in September 2019.  

2.10  HCC therefore consider that the provision of necessary  infrastructure and community 
services, as sought for this development, to be an essential part of the Government’s 
philosophy  in  relation  to  the  creation  of  sustainable  communities.  Furthermore, 
securing  planning  obligations,  in  the  form  of  financial  contributions,  which meet  the 
statutory CIL tests is a legitimate approach to mitigating the impact this development.  

Development Plan Policy 

2.11  The need  for  financial  contributions and  to secure appropriate provision such as  fire 
hydrants is currently required under Policy 143B of the St Albans City & District Local 
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Plan (adopted November 1994) and HCC’s Planning Obligations Toolkit. Policy 143B 
of the St Albans City & District Local Plan sets out that ‘The District Council will expect 
planning applications  for  the development of site  to  include within  them provision  for 
the infrastructure consequences.’ A new local plan is being produced and a regulation 
18 draft local plan was consulted on in 2023.  

Background to County Council policy 

2.12    Hertfordshire County Council is responsible for delivering and maintaining much of the 
large-scale  infrastructure  that  its  residents  and  businesses  require,  such  as  roads, 
schools,  waste  disposal  services  and  libraries.  The  county  councils  position  on 
obligations  which  may  arise  from  a  development  are  set  out  in  the  Hertfordshire 
County  Council Guide  to  Developer  Infrastructure  Contributions  (“the  Guide”) 
(Appendix A).  

2.13   The Guide  provides a Hertfordshire overview of obligations which may be sought as 
part of  the planning process followed by a focus on those obligations which might be 
sought  by  the  county  council  to  mitigate  the  impact  of  development.  The  technical 
appendices  also  provide  information  on  the  approach  and  justification  for  seeking 
planning  obligations  from  new  development  on  a  service-by-service  basis.  They 
advise  on  thresholds,  base  charges  and  comment  on  the  potential  use  of 
contributions. 

2.14    The Guide  reflects  the changes brought about by  the  introduction of  the Community 
Infrastructure Level  (CIL) Regulations 2010. Updated guidance was also  required  to 
reflect  changes  to  the  county  council’s  service  delivery,  the  increased  costs  of 
delivering  infrastructure  and  mitigating  the  additional  demand  from  proposed 
developments,  and  to  provide  a multi-service  position  statement  for  developers  and 
local  planning  authority  partners.  The  Guide  replaces  the  previous  county  council 
policy document Planning Obligations Guidance – Toolkit for Hertfordshire, published 
in January 2008. 

2.15    The Guide was approved by Hertfordshire County Council Cabinet on 12thth July 2021 
(Appendix B), following two periods of public consultation (in July 2019 and February 
2021) of which the responses received from the consultations influenced the final form 
of  the  document.  The  Guide  was  subsequently  adopted  for  use  on  19thth  July  2021. 
Further  updates  were made  to  the  Guide  appendices  on  31stst  October  2022,  which 
included  bringing  the  costs  up  to  date  and  in  line  with  indexation  to  1Q2022.  This 
Statement therefore sets out the current position and level of contributions required to 
mitigate this development.  
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2.16    Although  the  CIL  Regulations  discourage  the  use  of  formulae  to  calculate 
contributions,  the  county  council  is  not  in  a  position  to  adopt  a  CIL  charge  itself. 
Accordingly,  in  areas  where  a  CIL  charge  has  not  been  introduced  by  the  relevant 
charging authority, planning obligations remain the only route to addressing the impact 
of a development where  financial contributions or provision (e.g.  land)  is  required.  In 
instances where a development is not large enough to require on-site provision but is 
large enough to generate an impact on service provision, an evidenced mechanism is 
needed  to  form  the  basis  of  any  planning  obligation  sought.  The  methodology  for 
county council services, as set out within the Guide and its technical appendices, are 
considered to be an appropriate evidenced mechanism.  

2.17    When  the planning application  for  this development  (5/2022/0267) was presented  to 
the St Albans City & District Council Planning (Development Management) Committee 
on  14  August  2023  it  included  the  following  county  council  requirements,  set  out  in 
paragraph 6.11 – 6.11.61 of the Committee report (Appendix C): 

  Primary Education  - £919,862  towards  the expansion of Killigrew Primary School 
and/or provision serving the development (index linked to BCIS 1Q2022) 

  Secondary Education – £1,012,378 towards the expansion of Marlborough School 
and/ or provision serving the development (index linked to BCIS 1Q2022) 

  Special Educational Needs and Disabilities (SEND) £114,074 towards the delivery 
of  additional  Severe  Learning  Difficulty  (SLD)  special  school  places  (WEST), 
through  the  relocation  and  expansion  of  Breakspeare  School  and/or  provision 
serving the development (index linked to BCIS 1Q2022) 

  Library  Service  –  £20,935  towards  increasing  the  capacity  of  St  Albans  Central 
Library and/or provision serving the development (index linked to BCIS 1Q2022) 

  Youth Service – £27,681 towards the re-provision of the St Albans Young People’s 
Centre in a new facility (index linked to BCIS 1Q2022) 

  Monitoring Fees – HCC will  charge monitoring  fees.  These will  be  based  on  the 
number  of  triggers  within  each  legal  agreement  with  each  district  trigger  point 
attracting a charge of £340 (adjusted for inflation against RPI July 2021). 

2.18    These requirements had previously been provided by Hertfordshire County Council in 
May 2023 in response to the planning application consultation (Appendix D). 

2.19  However, since the county council responded to the application and it was determined 
by St Albans City & District Council Planning (Development Management) Committee 
(on 14 August 2023) HCC has updated  its position. This  is  to  reflect changes  in  the 
education  strategy  in  Chiswell  Green  and  surrounding  areas  following  the 
determination of  the  relevant appeals at Land South of Chiswell Green Lane and St 
Stephen’s Green Farm, which  are  providing  a  new primary  school  in  the  south  and 
west of Chiswell Green. A number of applications and appeals in this area are likely to 
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contribute to the new school. This means that existing capacity in the Park Street area 
will mitigate this site and a primary education contribution is no longer required. 

2.20    This Statement  therefore  sets out  the  current HCC position  in  terms of  contributions 
required  from  the  development.  The  detailed  justification  and  calculation  for  each 
requirement is outlined in the relevant sections of the Statement. However, a summary 
position is as follows: 

  Secondary Education – £1,012,378 towards the expansion of Marlborough Science 
Academy and/or provision serving the development (index linked to BCIS 1Q2022) 

  Special Education Needs and Disabilities (SEND) - £114,074 towards the delivery 
of  additional  Severe  Learning  Difficulty  (SLD)  special  school  places  (WEST), 
through  the  relocation  and  expansion  of  Breakspeare  School  and/or  provision 
serving the development (index linked to BCIS 1Q2022) 

  Library  Service  –  £20,935  towards  increasing  the  capacity  of  St  Albans  Central 
Library and/or provision serving the development (index linked to BCIS 1Q2022) 

  Youth  Service  –  £27,681  towards  the  re-provision  of  St  Albans  Young  People’s 
Centre  in a new facility and/or provision serving  the development (index  linked  to 
BCIS 1Q2022) 

  Waste Service - £5,592 towards increasing capacity at Waterdale Transfer Station 
and/or provision serving the development (index linked to BCIS 3Q2022) 

  Monitoring Fees – HCC will  charge monitoring  fees.  These will  be  based on  the 
number  of  triggers  within  each  legal  agreement  with  each  district  trigger  point 
attracting a charge of £340 (adjusted for inflation against RPI July 2021). 

2.21  If  the appeal  is allowed and planning permission  is granted  then HCC considers that 
the county council requirements and levels of financial contributions should be based 
on the current HCC guidance, as set out in this Statement.  

2.22  This application  is for outline planning permission. Therefore, the development mix is 
currently  to  be  confirmed. Working  with  the  appellant  and  St  Albans  City  &  District 
Council the indicative development mix set out in paragraph 3.13 of the Statement has 
been  used  to  provide  the  indicative  levels  of  contributions which  are  set  out  in  this 
Statement.  These  provide  an  indication  of  the  likely  levels  of  financial  contributions 
which will need to be secured. However, the county council would include the following 
table (Table 1) in the S106 legal agreement which allows the specific contributions to 
be calculated based on the actual development mix which is eventually agreed.  



Land Between Caravan Site and Watling Street, Park Street, St Albans – APP/B1930/W/24/3343986
P a g e  | 10
Hertfordshire County Council – S106 Supporting Statement 

TABLE 1: Planning obligation contributions table for including in the S106 Legal 
Agreement (to be index linked) 

2.23  This approach provides the certainty of identified contribution figures with the flexibility 
for an applicant/developer to confirm the dwelling mix at a later stage and the financial 
contribution to be calculated accordingly and without the need for a Deed of Variation 
to  the  legal  agreement.  This  ensures  the  contributions  remain  appropriate  to  the 
development  and  thereby  meet  the  third  test  of  Regulation  122  of  the  Community 
Infrastructure Levy Regulations 2010: “fairly and reasonably related in scale and kind 
to the development”. 

Triggers 

2.24  HCC has a responsibility to ensure that appropriate mitigation measures are in place 
prior to the need generated by a development site. With consideration of lead-in times 
for project delivery, HCC's position is, wherever possible, to seek payment of financial 
contributions  at  the  earliest  possible  trigger  date  and  in  advance  of  the  need  being 
generated.  This  also  reduces  risks  of  later  trigger  points  which may  be  significantly 
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delayed or never reached although an element of  the impact would have arisen. The 
triggers  for  payment  of  contributions  for  the  various  county  council  service 
requirements are included in the relevant sections in this Statement. 

Indexation 

2.25  The  county  council  requires  financial  contributions  to  be  subject  to  indexation,  to 
account for inflation and ensure their value is retained. Therefore, indexation will need 
to  be  applied  to  the  contributions  required  from  this  development.  The  required 
contributions are based on costs as of 1Q2022 based on the Building Cost Information 
Service (BCIS) All in TPI indices, apart from the county council monitoring fees (which 
are based on costs as of July 2021, based on the Retail Price Index (RPI) indices) and 
the waste transfer station contributions (which are based on BCIS 3Q2022).  

2.26  Indexation should be applied from the date at which  the costs are set  (July 2021 for 
the county council monitoring fees, 3Q2022 for the waste transfer station contributions 
and  1Q2022  for  all  other  contributions)  not  at  the  point  of  determination  of  the 
application or signing of the S106 legal agreement. Increases in indexation need to be 
applied from the finalised index figure published by the Royal Institution of Chartered 
Surveyors in its last quarterly publication prior to 1Q2022 (or July 2021 for the county 
council monitoring fees, or 3Q2022 for the waste transfer station contributions), to the 
finalised  index  figure published by  the Royal  Institution of Chartered Surveyors  in  its 
last quarterly publication published before the date of payment of the contributions. 

3.0  Justification 

3.1 As set out above, it is widely recognised at all levels of policy that some developments 
may impact on  infrastructure and services provided by public bodies and that, where 
relevant,  this  impact should be addressed  through financial mitigation  to offset  those 
impacts.  The  infrastructure  and  services  affected  by  the  appeal  proposal  are 
considered in more detail below. This Statement should be considered in conjunction 
with the Guide (Appendix A) and its relevant technical appendices.

3.2  The  overriding  principle  which  governs  Hertfordshire  County  Council’s  approach  to 
seeking S106 financial contributions  is  that development proposals which generate a 
net  increase  to  the  number of  dwellings within  any  given area would  in most  cases 
result  in  an  increase  in  population,  and  as  such  would  necessitate  the  need  for 
additional capacity to be provided for the new residents. 

3.3  To  determine  whether  or  not  a  financial  contribution  is  required,  the  county  council 
firstly calculates  the number of people arising  from  the development  that will  require 
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access  to  that  specific  service,  and  then  compares  this  to  the  capacity  of  current 
provision. This is a well-established process based on robust figures and information.  

3.4  In  order  to  calculate  the  likely  population  to  arise  from  any  given  development,  the 
county council has developed a census-based model, the Hertfordshire Demographic 
Model (“the Model”). The Model projects the average number of people, based on the 
specific service requirement, likely to emerge from different types, sizes and tenures of 
dwellings over time. A guide to the Hertfordshire Demographic Model, which provides 
a more detailed explanation as to the  inputs and outputs of the Model,  is provided in 
Appendix E.  

3.5  The  modelled  yields  are  calibrated  against  observed  yields  from  recent  new 
developments  in  Hertfordshire,  which  have  been  assessed  as  part  of  a  recent, 
detailed,  pupil  yield  study  (further  information  on  the  Hertfordshire  County  Council 
Pupil  Yield  Survey  is  included  in Appendix  F).  This  ensures  that  the  Hertfordshire 
Demographic  Model  is  based  on  the  most  up-to-date  information.  In  terms  of 
education  requirements,  it  also  means  that  the  Hertfordshire  Demographic  Model 
adheres  to  paragraph  8  of  the Department  for  Education  (DfE)  Guidance  (Securing 
developer contributions for education, November 2019, Appendix G): 

“Pupil  yield  factors  should  be  based on  up-to-date evidence  from recent 
local housing developments, so you can forecast the education needs for 
each  phase  and  type  of  education  provision  arising  from  new 
development.”  

3.6  Given  that  the  Hertfordshire  Demographic  Model  is  based  on  the  most  up-to-date 
information  related  to  development  in  Hertfordshire  and  provides  the  county  council 
with  the  necessary  baseline  evidence  in  order  to  support  the  requests  for  financial 
contributions,  the  county  council  therefore  considers  that  the  Hertfordshire 
Demographic Model is a reasonable and robust approach to calculating the impact of 
development.  Further  justification  and  evidence  on  the  use  of  the  Hertfordshire 
Demographic  Model  is  set  out  in  section  1.1  of  A Guide  to  the  Hertfordshire 
Demographic Model (Appendix E).  

3.7  It  must  be  noted  that  calculations  within  the  Model  use  unrounded  data  as  per 
analytical best practice. However, for accessibility and demonstrative purposes, pupil 
count  figures  referenced  in  this  Statement  (for  secondary  education)  have  been 
rounded to the nearest two decimal places.  

3.8  As  such,  the  level  of  contributions,  for,  secondary  education,  presented  in  this 
Statement may not  correspond exactly with  the  final  sum of  contributions sought by 
the Model. On average,  there  is a +/-0.03% difference between  the  final contribution 
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sought  by  the  Model  and  the  contribution  calculation  process  demonstrated  in  the 
secondary education section below. This difference is not statistically significant.  

3.9  Figures generated by the Model should be taken as the agreed value of contributions 
sought by the county council, with the tables in the secondary education section being 
for demonstrative purposes only. 

3.10  The  cumulative  impact  of  developments  on  local  service  provision  is  an  important 
consideration.  The use of  formulae and standard  charges  is a means of  addressing 
the  likely  cumulative  impact  of  development  in  a  fair  and  equitable  way.  Therefore, 
where necessary and appropriate,  the county council will seek  financial contributions 
to  fund  both  on-site  and  off-site  provision  arising  from  the  cumulative  impact  of 
development in an area.   

3.11  The  approach  set  out  above  clearly  demonstrates  that  the  principle  and process  of 
seeking financial contributions applied by Hertfordshire County Council are both sound 
and reasonable. The county council considers that  through the use of the Guide and 
the  Model  planning  applications  are  dealt  with  in  an  equitable,  fair  and  transparent 
manner. 

3.12  Seeking  financial  contributions  as  set  out  within  this  Statement  also  conforms  and 
complies  to  the  three  CIL  tests  (as  set  out  within  Regulation  122  of  the  CIL 
Regulations 2010 and paragraph 57 of the NPPF):  
1.  Through the process of analysing the capacity of existing provision in an area the 

financial  contributions  are  only  sought  where  they  are  necessary  to  make  the 
development acceptable in planning terms (e.g. where sufficient spare capacity 
does not exist to mitigate the level of population arising). 

2.  Contributions are spent on additional capacity and provision  in facilities within the 
area  that  the development  is  located  in and are  therefore directly related to the 
development

3.  Through use of the Model, the level of contributions sought are proportional to the 
population arising from the development and are therefore fairly and reasonably 
related in scale and kind to the development

3.13  The populace projections set out within this Statement for each service are based on 
the indicative mix of units set out in Table 1 below:   
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TABLE 1: Indicative Development mix for Land Between Caravan Site and 
Watling Street, Park Street, St Albans (5/2022/0267): 

4.0  Education Provision – Background Information 

4.1  The  county  council  is  the  Local  Authority  with  the  statutory  responsibility  for  the 
provision of education services. It has a duty to ensure that there are sufficient school 
places in an area, ensuring that every child has access to a school place and to meet 
the  needs  of  the  population.  This  includes  secondary  education  and  sixth-form 
education provision, and special needs services and facilities.

4.2  As the county council has the statutory responsibility to ensure that there are sufficient 
school  places  available  across  the  county  it  remains  the  appropriate  authority  to 
assess  the  requirements  for  school  place  provision  for  any  new  housing 
developments,  be  a  signatory  to  any  S106  agreement  which  includes  education 
provision and receive the appropriate financial contributions.  

4.3  In  terms  of  education  contributions,  the  overriding  principle  which  governs 
Hertfordshire  County  Council’s  approach  is  that  development  proposals  which 
generate  a  net  increase  to  the  number  of  dwellings within  any  given  area would  in 
most cases result in an increase in children, and as such would necessitate the need 
for additional school places to be provided for the children requiring them. 

4.4  In order to determine whether or not education contributions are required, the county 
council  firstly calculates  the number of pupils arising  from the development and  then 
compares  this  to  the  capacity  of  the  planning  area  in  which  the  development  is 
located.  This  is  a well-established process based on  robust  figures  and  information. 
When calculating  the number of pupils and considering  the pressure on  the schools 
within  the  planning  area  the  county  council  considers  the  cumulative  impact  of  any 
developments in the area. 

HOUSES FLFLATATS

Number 
of 

bedrooms

Market & 
Shared 

Ownershipip

Affordable 
Rent & 

Social rent

Number 
of 

bedrooms

Market & 
Shared 

Ownership

Affordable 
Rent & 

Social rent

1  0  2  1 0  8 

2 1414 6 2 0 9

3 2929 1010 3 0 0

4+  14  3  4+4+ 0  0 

Total 5757 2121 Total 0 1717
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4.5  In  order  to  calculate  the  number  of  pupils  arising  from  developments,  the  County 
Council uses  the Hertfordshire Demographic Model. The Model projects  the average 
number of children likely to emerge from different types, sizes and tenures of dwellings 
over time.  

4.6  Once the pupil yield has been calculated, current information on the school capacity is 
then used to determine if there is sufficient space to accommodate the children arising 
from  the  development.  The  school  capacity  is  considered  at  the  point  that  the 
development starts to yield children rather than any earlier date in time when dwellings 
will not have been built or occupied. For primary education provision consideration  is 
given to the school capacity over the next four years, as birth information is not known 
further into the future.   

4.7  The capacity of  local schools is informed by the county council’s pupil forecasts. This 
forecast model has been developed for and is operated by HCC’s Children’s Services 
Department. These pupil forecasts are produced annually using actual up to date data 
of 0 to 4 years olds living in an area as well historic migration patterns. The forecasts 
may also take account of an element of known new housing developments which are 
proposed nearby. 

4.8  Pupil  forecasts are based on pupil planning areas. When considering whether or not 
there are surplus school places  the county council only considers  the pupil planning 
area in which the proposed development lies. The reason for this is that if journeys to 
school exceed the statutory walking distances, or do not have an available route, the 
county council would be required to provide transport, with additional ongoing revenue 
costs and sustainability concerns. Not planning on this basis could give rise to issues 
of  accessibility,  additional  congestion  from car  trips  and  road  safety  (crossing  roads 
and cycling etc). 

4.9  If there is a lack of capacity at  the schools within the pupil planning area to meet the 
needs  arising  from  the  development  then  the  county  council  will  seek  a  financial 
contribution from the development in order to provide for the additional places, as long 
as a  suitable  project exists and  is deliverable. Not planning  on  this  basis  could give 
rise to issues of accessibility, additional congestion from car trips and would not align 
with the county council’s sustainability aspirations, and its adopted local transfer plan 
policies. 

4.10  When considering  the cost of new education provision, and  the  level of contributions 
which should be sought, HCC applies the DfE scorecard costs. The rationale for this is 
the  DfE  guidance  (Securing  developer  contributions  for  education,  November  2019, 
Appendix  G)  which  is  clear  that  when  calculating  the  cost  of  education  provision, 
including  primary  education,  secondary  education,  nursery  and  post-16  costs,  the 
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assumed cost of mainstream school places should be based on the national average 
costs  published  in  the  DfE  school  place  scorecards  (paragraph  15  of  Securing 
developer contributions for education, November 2019): 

“We advise that you base the assumed cost of mainstream school places 
on national average costs published in the DfE school place scorecards.”  

4.11  The current DfE Scorecard costs, for primary and secondary education provision, can 
be found in Appendix H. In addition, HCC includes an additional 10% contribution for 
improved  sustainability  measures.  The  DfE  is  committed  to  supporting  the 
Government’s  targets  on  climate  change,  including  achieving  net  zero  carbon 
emissions by the 2050 target, as set out in the Climate Change Act 2008. The DfE has 
calculated within its Basic Need Allocation 2023-24 and 2024-25: Explanatory note on 
methodology  (Appendix  I)  that  to  accommodate  the  additional  cost  of  building 
sustainable  schools,  the  per-pupil  rate  must  be  uplifted  by  10%  to  meet  improved 
sustainability  standards  for  a  typical  school.  This  includes  considerations  relating  to 
buildings  that are net zero  carbon  in operation and with additional climate  resilience 
measures. Costs for improved sustainability measures are not yet reflected in the DfE 
school places scorecard values. Therefore,  the county council will seek an additional 
10%  contribution  per  pupil  place,  towards  provision  of  a  new  school  or  school 
expansion  projects  meeting  the  sustainability  standards  now  expected  of  new 
education  facilities.  Not  doing  so  would  mean  that  new  and/or  expanded  school 
facilities would not meet required sustainability standards. 

4.12  New housing tends to attract a greater proportion of young families than older housing, 
yielding  higher pupil  numbers particularly  in  the pre-school and primary age groups. 
The Model allows the pupil yield projection to change with time, as children grow older 
and age into different school phases and, in the longer term, the development starts to 
conform to an age structure in line with mature housing stock in the wider community. 
The result is often a peak in demand in the medium term as, for example, pre-school 
children  age  into  the  primary  phase.  The  county  council  seeks  contributions  which 
reflect  this change over  time and  recognise  that an element of  ‘temporary’ provision 
may be needed to meet peaks in demand. 

4.13  Permanent per-place costs are sought for places needed for a period of seven years 
or  more  at  the  primary  phase  and  five  years  or  more  at  the  secondary  phase. 
Temporary per-place costs will be sought for places which would be required for less 
than  seven  years  at  primary,  or  less  than  five  years  at  secondary.  Seven  and  five 
years  represent  the  lifetime  of  one  cohort  at  the  primary  and  secondary  phase 
respectively  and  provides  a  reasonable  delineation  between  the  requirement  for 
permanent  and  temporary  provision.  Further  information  on  assessing  need  and 
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calculating education contributions is set out in Section 2 of the technical appendix to 
the Guide, Technical appendix 3: Education (Mainstream Schools) (Appendix J).  

4.14  It  is  important  to  note  that  the  approach  highlighted  above  (using  the  Model  to 
calculate the pupil yield arising  from the development and  then applying  that yield  to 
the  DfE  scorecard  costs)  was  also  used  to  calculate  the  primary  education 
contributions  which  were  sought  for  the  development  at  Land  to  the  west  of  Lytton 
Way,  Stevenage  (planning  application  reference  number  19/00474/FPM).  Planning 
permission  for  that  application  was  refused  and  the  decision  was  appealed  (appeal 
reference  number  APP/K1935/W/20/3255692).  In  his  appeal  decision  the  Inspector 
clearly and specifically considered  that  the methodology used by  the county council, 
which  is  the same as applied  for  this development, was an exemplary application of 
government advice (Paragraph 98, Appendix K):   

“The way that the County Council has calculated the financial contribution 
requested  from  this  development  is  an  exemplary  application  of 
government advice.”    

5.0    Secondary Education Provision  

5.1  Secondary  education  services  are  assessed  on  the  basis  of  secondary  education 
planning areas. The development at Land Between Caravan Site and Watling Street, 
Park Street, St Albans  falls within  the pupil planning area 12.0 St Albans  (Appendix 
L),  with  families  living  in Park Street  predominantly  look  to St Albans  for  secondary 
education provision. 

5.2  As  can  be  seen  in  the  forecast  (Table  2),  there  is  currently  a  deficit  of  secondary 
places projected within the St Albans secondary planning area for coming years, with 
only  a  small  amount  of  surplus  capacity  forecast  towards  the  latter  stage  of  the 
forecast.   

  TABLE 2: Pupil Planning Area 12.0 – St Albans forecast data 
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5.3  Given  the  levels  of  new  housing  growth  proposed  in  and  around St  Albans  and  it’s 
surrounding areas, of which much of this development is factored into the forecast, it is 
anticipated  that additional secondary education capacity will  therefore be  required  in 
the  future  in  order  to  mitigate  the  additional  demand  being  created  from  this 
development. 

5.4  As a result of the level of development proposed in the area the secondary education 
project  which  will  mitigate  this  impact  is  the  expansion  of  Marlborough  Science 
Academy and/or provision serving the development. 

5.5  This mitigation project was reflected in the county council’s response to this planning 
application  (on  16  May  2023,  Appendix  D)  in  which  HCC  noted  that  secondary 
education  mitigated  of  this  development  would  be  through  the  expansion  of 
Marlborough Science Academy and/or provision serving the development. 

5.6  Therefore, proportional financial contributions towards secondary education mitigation 
are sought, from new residential developments in the area, including this site, towards 
the  expansion  of  Marlborough  Science  Academy  and/or  provision  serving  the 
development.    

5.7  The  mainstream  secondary  education  and  Post-16  provision  contributions  total 
£1,012,378  (index  linked  to  1Q2022  –  BCIS  All  in  TPI),  to  be  used  towards  the 
expansion  of  Marlborough  Science  Academy  and/or  provision  serving  the 
development.    The  paragraphs  below  set  out  how  this  contribution  has  been 
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calculated. For accessibility and demonstrative purposes,  the number of children has 
been  rounded  to  the  nearest  two  decimal  places  whilst  the  Model  uses  unrounded 
data. Therefore,  there  is a minimal difference  in  the  figures  in  the paragraphs below 
and the actual total contribution of £1,012,378 which is being sought. 

5.8  For mainstream secondary education provision, based on the  indicative development 
mix  in  paragraph  3.13  above,  the  Model  projects  that  a  development  with  these 
characterises would, on average, generate a peak of 31.46 secondary-aged children, 
resulting in a peak of 0.21 forms of entry (FE).  

5.9  Based on the DfE scorecard costs (Appendix H), the permanent cost per place for a 
secondary school expansion is £27,503 of which 28.20 places are charged at this rate. 
Based on the DfE scorecard costs, the temporary rate is £10,414 of which 3.26 places 
are charged at this rate. Note that as set out in paragraphs 3.7 – 3.9, for accessibility 
and demonstrative purposes, the number of children has been rounded to the nearest 
two decimal places whilst the Model uses unrounded data.

5.10  For  compulsory  secondary  education  provision  a  financial  contribution  of  £809,542 
would  be  sought. Table  3  provides  an  indication  of  how  this  contribution  has  been 
calculated.  The minimal  difference  in  the  contribution  set  out  in Table  3  is  that  the 
Model uses unrounded data whilst,  for accessibility and demonstrative purposes,  the 
number of children  in the table has been rounded to  the nearest two decimal places, 
see paragraphs 3.7 – 3.9.  

Table 3: Permanent and temporary charging rate and number of places charged 
for  mainstream  Secondary  education  contributions  (excluding  Post-16 
contributions):  

  Number of Places Charge Rate Contributions Sought

28.8.2020 £ 2727,503 £ 775,593

3.26  £   10,414  £ 33,949 

Total 31.46 £ 809,542

5.11  For  Post-16  provision,  based  on  the  indicative  development  mix  in  paragraph  3.13 
above,  the  Model  has  projected  that  this  development  is  likely  to  generate  7.88 
children.  Note  that  as  set  out  in  paragraphs  3.7  –  3.9,  for  accessibility  and 
demonstrative purposes, the number of children has been rounded to the nearest two 
decimal places whilst the Model uses unrounded data.  
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5.12  In  paragraph 16,  the DfE  guidance  (Securing  developer  contributions  for  education
November 2019, Appendix G)  is clear  that “further education places provided within 
secondary school sixth forms will cost broadly the same as a secondary school place”.
Therefore, based on the DfE scorecard costs (Appendix H) of £27,503 per permanent 
place and £10,414 per  temporary place,  the  county  council would  seek £202,771  in 
post-16 contributions. Table 4 provides an indication of how this contribution has been 
calculated.  The minimal  difference  in  the  contribution  set  out  in Table  4  is  that  the 
Model uses unrounded data whilst,  for accessibility and demonstrative purposes,  the 
number of children  in the table has been rounded to  the nearest two decimal places, 
see paragraphs 3.7 – 3.9.  

Table 4: Permanent and temporary charging rate and number of places charged 
for Post-16 contributions:  

  Number of Places Charge Rate Contributions Sought

7.06 £ 27,503 £ 194,268

0.82  £ 10,414   £ 8,503 

Total 7.88 £ 202,771

5.13  The  funding  of  this  project  will  be  through  financial  contributions  secured  from 
developments  in  the  area,  including  this  site,  with  any  shortfall  being  met  through 
alternative funding sources. The project will therefore be able to be delivered.   

5.14  As  set  out  in  paragraph 2.26,  the  county  council  has  a  responsibility  to  ensure  that 
appropriate  mitigation  measures  are  in  place  prior  to  the  need  generated  by  a 
development site with consideration of lead-in times for project delivery. On this basis, 
the  county  council  therefore  considers  that  the  following  triggers  for  payment  of  the 
secondary education contributions arising  from  this development are reasonable and 
justifiable: 

  100%  of  the  secondary  education  contribution  prior  to  commencement  of 
development 

5.15  Secondary education contributions, towards this project, were requested in the original 
response  to  the  planning  application  (Appendix  D).  Further  information  on  the 
assessment  of  secondary  education  contributions  is  available  in  the  technical 
appendix  to  the  Guide,  Technical  appendix  3:  Education  (Mainstream  Schools)
(Appendix J).   

6.0  Special Educational Needs and Disabilities Provision 



Land Between Caravan Site and Watling Street, Park Street, St Albans – APP/B1930/W/24/3343986
P a g e  | 21
Hertfordshire County Council – S106 Supporting Statement 

6.1  The county council has a duty to promote high standards of education, fair access to 
education  and  a  general  duty  to  secure  the  sufficiency  of  school  places.  It  must 
consider the need to secure provision for children with Special Educational Needs and 
Disabilities  (SEND),  including  the  duty  to  respond  to  parents’  representations  about 
education provision.  

6.2  Children  in Hertfordshire with SEND have their needs met within a range of  inclusive 
provision. The majority of children will be accommodated within mainstream schools, 
some with additional support. Some children will need  intensive support  in a smaller 
environment and will be supported at specialist provision including specialist resource 
provision  and  units/bases  in mainstream  schools. Others will  need  a  special  school 
place. 

6.3  The  county  council  has  developed  a  short-term  forecasting methodology  for  special 
schools  based  on  historical  analysis  of  placements  and  demand.  Where  it  can  be 
demonstrated  that existing  capacity  is unable  to mitigate  the  impact of development, 
the  county  council  will  seek  to  secure  obligations  to  create  additional  provision, 
whether through the expansion of existing provision or the creation of new provision.   

6.4  All Hertfordshire special schools are at capacity and demand for places continues  to 
rise  both  from  the  existing  population  as  well  as  through  significant  levels  of  new 
growth in the county.  

6.5  To meet  the  rising  demand  for  special  school  provision  and  to  ensure  that  there  is 
sufficient capacity for children with special educational needs and disabilities,  in high 
quality  local  provision  that meets  their  needs  the  county  council  have  developed  a 
strategy,  the  SEND  Special  School  Place  Planning  Strategy  2020-2023  (Autumn 
2020) (Appendix M).).

6.6  The Strategy identifies a significant shortfall in places in the Severe Learning Difficulty 
(SLD)  school  and Profound Neurological  Impairment  (PNI)  sectors with  the  forecast 
showing a rise by 364 places between January 2020 and January 2025. It is a priority 
of the Strategy to mitigate this increase by creating up to 300 new SLD places to meet 
demand now and into the future. The forecast shows that 75% of the overall increase 
in demand across the life of the forecast is for SLD and PNI places. 

6.7  The county council are currently developing proposals to provide 113 new places for 
children with SLD in  the west of  the county,  through the  relocation and expansion of 
Breakspeare  School,  and  another  100  SLD  places  in  the  east  of  the  county.  The 
earliest these places will be delivered  is January 2024 for the places in the west and 
September 2024 for the places in the east.   
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6.8  Those SEND pupils, aged from 2 years to 19 years, arising from this development will 
be mitigated by the proposed new Severe Learning Difficulty school in the west of the 
county.  

6.9  In  paragraphs  10  –  13  of  the  DfE  guidance  (Securing  Developer  Contributions  for 
Education,  April  2019,  Appendix G)  it  states  that  it  is  reasonable  and  fair  to  seek 
developer  contributions  for  SEND  provision  in  direct  proportion  to  the  needs  arising 
from a housing development related to pupils requiring provision in a special school, a 
specialist  provision  in  a mainstream  school,  a  pupil  referral  unit  or  other  alternative 
provision.   

6.10  The county council  calculates contributions  for SEND provision using  flat  rate sector 
values  by  dwelling  type  multiplied  by  the  number  of  dwelling  proposed  within  a 
development. For SEND primary provision  this  is £654 per house and £194 per  flat. 
For SEND secondary provision this is £752 per dwelling and £66 per flat.  

6.11  Therefore, based on the indicative development mix set out at paragraph 3.13 above 
the  total  contributions sought  for SEND provision  are £114,074 The details  for  how 
this has been calculated are set out in Table 5 and Table 6

Table 5: Charging rate and number of dwellings charged for SEND Contributions 
(primary): 

SEND Primary

   Cost Per Dwelling No. Dwellings Contributions Sought

Houses £ 654 7878  £ 50,993 

Flats  £ 194  1717  £ 3,294 

Total  £ 54,287 

Table 6: Charging rate and number of dwellings charged for SEND Contributions 
(secondary): 

SEND Secondary

Cost Per Dwelling No. Dwellings Contributions Sought

Houses  £ 752  78  £ 58,658 

Flats   £ 66  1717  £ 1,130 

Total    £ 59,788 
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6.12  The total SEND contribution of £114,074 (index linked to 1Q2022 – BCIS All in TPI) is 
to be used towards the delivery of 113 additional Severe Learning Difficulty (SLD) 
special  school  places  (WEST)  for  pupils  aged  2  to  19  years  old,  through  the 
relocation  and  expansion  of  Breakspeare  School  and/or  provision serving  the 
development

6.13  The  funding  of  this  project  will  be  through  financial  contributions  secured  from 
developments  in  the  area,  including  this  site,  with  any  shortfall  being  met  through 
alternative funding sources. The project is therefore deliverable.   

6.14  As  set  out  in  paragraph 2.26,  the  county  council  has  a  responsibility  to  ensure  that 
appropriate  mitigation  measures  are  in  place  prior  to  the  need  generated  by  a 
development site with consideration of lead-in times for project delivery. On this basis, 
the  county  council  therefore  considers  that  the  following  triggers  for  payment  of  the 
SEND contributions arising from this development are reasonable and justifiable: 

  100% of the SEND contribution prior to commencement of development 

6.15  SEND contributions,  towards  this project, were  requested  in  the original  response  to 
the  planning  application  (Appendix  D).  Further  information  on  the  assessment  of 
SEND  contributions  is  available  in  the  technical  appendix  to  the  Guide,  Technical 
Appendix 4: Education (Special Schools and Specialist Provision) Appendix N).   

7.0  Youth Provision  

7.1  Hertfordshire County Council Services for Young People (HCC SfYP) is guided by the 
Education and Inspections Act 2006. In order to clarify the Government’s expectations 
of  Local  Authorities  (LAs)  the  Department  of  Education  published  the  Statutory 
Guidance  on  Services  and  Activities  to  Improve  Young  People’s  Well-Being  (June 
2012). The guidance states LAs should provide:  

“young people with the positive, preventative and early help they need to 
improve  their  well-being”;  that  “Youth  work  and  youth  workers  can 
contribute to meeting the needs of the young people and reduce demand 
for  more  specialist  services”;  and  highlights  the  importance  of  personal 
and  social  development  which  enables  young  people  to  “build  the 
capabilities they need for learning, work and the transition to adulthood.” 

7.2  HCC  SfYP  provides  youth  work  projects  and  programmes,  information,  advice, 
guidance, work-related learning, outdoor education and one-to-one support  for young 
people up to the age of 17 and up to 25 for identified vulnerable young adults including 
those with learning disabilities.  
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7.3  HCC SfYP youth work is delivered through planned curriculum programmes which are 
based  on  identified  need  resulting  in  recordable  personal  and  social  development 
outcomes.  HCC  SfYP  supports  young  people  by  providing  informal  education 
opportunities  to  promote  young  people’s  personal  and  social  development  enabling 
them  to  make  informed  decisions,  have  a  place  in  their  community  and  ultimately 
reach  their  potential  and  make  a  successful  transition  to  adulthood.  This  enables 
young people to:  

  Make good decisions based on the information which is available to them.  

  Be  confident  that  they  can  present  their  views  including  those  of  others  and 
influence decisions.  

  Recognise when  they need support  and where  they can go  to access  it,  thereby 
building resilience.  

  Be able to recognise and develop healthy relationships.  

  Develop  a  sense  of  purpose,  self-belief  and  recognise  what  they  contribute  to 
society.  

7.4  Growth in the number of young people aged 11 to 17 years (the core age group) in a 
community will require increased resources, providing additional capacity and enabling 
equal  access  to  those  activities.  This  could  take  the  form  of  new  equipment  and/or 
learning materials and/or improvements to the property to accommodate more young 
people and/or offer a wider range of activities.   

7.5  Planning  obligations  towards  youth  services  are  assessed  using  the  Hertfordshire 
Demographic Model which forecasts the number of young people requiring access to 
youth services likely to emerge from different types, sizes and tenures of dwellings. 

7.6  Based on the illustrative mix set out at paragraph 3.13 above the Model estimates that 
28  additional  young  people  are  likely  to  reside  in  this  development  requiring  youth 
service provision. 

7.7  In  the  consultation  response  to  this  application  (Appendix  D)  HCC  stated  that 
contributions  from  this  proposal  would  be  used  at  the  St  Albans  Young  People’s 
Centre,  which  is  the  closest  young  people’s  centre  to  this  development.  St  Albans 
Young  People’s  Centre  is  a  busy  and  vibrant  centre  which  is  already  used  by 
significant numbers of young people in the area. The additional young people arising 
from  this development, and others  in  the area, would  result  in  the  facility being over 
capacity. Contributions are therefore justified in order to fund additional provision.  

7.8  The St Albans Young People’s Centre will be unable to support this additional demand 
in  its current configuration and will  therefore need to be re-provided  in a new facility. 
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To maximise  this use of space  the service will  in addition  seek  the provision of new 
portable  equipment  that  can  be  used  within  the  centre  and  as  part  of  the  services 
outreach work in the community. 

7.9  Therefore, financial contributions from this proposal, and others in the area, would be 
used  towards  the  re-provision  of  the  St  Albans  Young  People’s  Centre  in  a  new 
facility,  as  well  as  purchasing  new  portable  equipment,  which  will  allow  a  greater 
number of young people access to this important facility. The re-provision of St Albans 
Young People’s Centre  in a new  facility and/or provision serving  the development  is 
the  same  project  as  set  out  within  the  county  council’s  response  to  the  planning 
application (Appendix D).    

7.10  As  set  out  in  the  Guide,  the  financial  contribution  towards  the  mitigation  of  youth 
services  is  based  on  the  need  to  increase  capacity  (on  the  basis  of  £1004.06  per 
person)  multiplied  by  the  number  of  additional  young  people  (28  additional  young 
people  arising  from  this  development,  as  calculated  by  the  Model).  This  is  a  total 
contribution of £27,681 (£1004.06 x 28). 

7.11  The  financial  contribution  of  £27,681  (index  linked  to  1Q2022  –  BCIS  All  in  TPI)  is 
required  towards  the  re-provision of St Albans Young People’s Centre  in a new 
facility and/or provision serving the development. This project is required in order 
to accommodate the additional residents arising from new developments  in the area, 
including this site. 

7.12  The  funding  of  this  project  will  be  through  financial  contributions  secured  from 
developments  in  the  area,  including  this  site,  with  any  shortfall  being  met  through 
alternative funding sources. The project will therefore be able to be delivered.    

7.13  As  set  out  in  paragraph 2.26,  the  county  council  has  a  responsibility  to  ensure  that 
appropriate  mitigation  measures  are  in  place  prior  to  the  need  generated  by  a 
development site with consideration of lead-in times for project delivery. On this basis, 
the  county  council  therefore  considers  that  the  following  triggers  for  payment  of  the 
youth contributions arising from this development are reasonable and justifiable: 

  100% of the youth contribution prior to commencement of development 

7.14  Youth contributions, towards this project, were requested in the original response to 
the planning application (Appendix D). Further information on the assessment of 
youth service contributions is available in the technical appendix to the Guide, 
Technical Appendix 5: Youth Connections Appendix O).   

8.0  Library Provision 
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8.1  As  the  Local Libraries Authority,  and under  the 1964 Public Libraries and Museums 
Act,  the  county  council  has  a  duty  to  provide  a  comprehensive  and  efficient  library 
service  for everyone who  lives, works or studies  in  the County. Hertfordshire County 
Council  is committed to maintaining and modernising  its  libraries to continue to meet 
the  changing  needs  of  service  users  and  to  cope  with  additional  demand  brought 
about  by  new  development.  This  commitment  is  reinforced  in  the  10  year  strategy 
Inspiring Libraries: My Place 2022-2032 (July 2022, Appendix P). 

8.2  Libraries are no longer a place solely to borrow books. They function as a community 
hub offering services and facilities to cater  for a range of community needs including 
those  of  children,  students,  job  seekers,  and  the  elderly.  Libraries  offer  free, 
authoritative,  non-judgemental  information  services  and  supported  access  to  online 
resources  and  services.  They  provide  access  to  books,  audio  material, magazines, 
newspapers  and  community  language material  in  both  physical  and  digital  formats.  
Access to public computers, new and emerging technologies, Wi-Fi, the internet, and 
online services as well as ICT-based and other learning opportunities ensure that no 
one gets  left behind. They also offer neutral places  to promote community wellbeing 
and enable people to connect within their communities. 

8.3  The recent publication Libraries and the cost of  living crisis (a briefing note produced 
by  Libraries  Connected  who  are  a  body  that  represents,  supports  and  promotes 
libraries,  dated  June  2022,  Appendix  Q)  clearly  sets  out  and  demonstrates  the 
importance  of  libraries  to  the  local  community,  particularly  to  those  considered  the 
most  vulnerable  in  society.  The  survey  from  the  publication  shows  that  libraries  are 
delivering  a  very  broad  range  of  services  to  help  people  navigate  the  cost  of  living 
crisis. Whilst  some  of  these  are  part  of  the  library  service’s  core  offer,  others  have 
been specifically developed  to address  those struggling with  rising prices and  falling 
wages. Services  include;  information  and advice,  digital  support,  skilling up,  support 
for health and wellbeing, and clubs and cultural activities. Whilst the report is specific 
to  the  cost  of  living  crisis  it  still  demonstrates  the wide  range of  services  offered  by 
libraries and their importance to local communities.  

8.4  Any increase in population puts additional demand on the stock of the library service, 
whether  this  is  physical  stock  or  “virtual  stock”  in  the  case  of  electronic  resources.  
Depending on the nature of the development, participation at library activities may also 
increase and  this  puts  pressure  on  the  physical  space  available  in  library  buildings, 
requiring reconfiguration of layouts.

8.5  Planning  obligations  towards  library  services  are  assessed  using  the  Hertfordshire 
Demographic  Model  which  forecasts  the  number  of  people  able  to  access  library 
services  likely  to emerge  from different  types, sizes and  tenures of dwellings. Based 
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on the  illustrative mix set out at paragraph 3.13 above the Model estimates  that 233 
additional  people  arising  from  this  development  are  expected  to  require  library 
provision. 

8.6  St Albans Central  library is the local  library facility which serves this development. St 
Albans  Central  library  is  a  large  central  Tier  1  library  and  is  the  busiest  library  in 
Hertfordshire. The  library  is already under  intense pressure, and we do not have  the 
capacity  to  mitigate  additional  residents  arising  from  the  new  development.  This  is 
consistently  demonstrated  by  our  key  performance  indicators.  Book  issues  as  St 
Albans  Central  library  are  already  43%  above  the  band  average.  Stock  turnover  is 
20% above the band average. Visitor figures to St Albans Central library increased by 
over  59%  in  2022/23  compared  to  the  previous  year.  Visitor  figures  to  the  library 
already account for 10% of the total visits to libraries for the whole county. 

8.7  A  financial  contribution  is  therefore  required  in  order  to  mitigate  the  additional 
cumulative  demand  on  library  services  from  the  new  development  in  the  area.  Any 
funding from this proposal would be used towards improving the capacity of St Albans 
Central  library  community  spaces,  which  includes  our  reading  areas  study  areas, 
public Wi-Fi spaces and digital access areas. Should a suitable site become available 
the  re-provision of St Albans Central  library would be sought  instead. The mitigation 
project to increase the capacity of St Albans Central Library is the same project as set 
out  within  the  county  council’s  response  to  the  planning  application  (Appendix  D), 
however  this now  includes  the potential need  for  relocation, not previously  identified 
when the county council’s response to the planning application was sent.    

8.8  As  set  out  in  the  Guide,  the  financial  contribution  towards  the  mitigation  of  library 
services  is  based  on  the  need  to  increase  resources  (on  the  basis  of  £89.93  per 
person) multiplied by  the number  of  additional  people  (233  additional  people arising 
from  this  development,  as  calculated  by  the  Model).  This  is  a  total  contribution  of 
£20,935 (£89.93 x 233). 

8.9  The  financial  contribution  of £20,935  (index  linked  to  1Q2022  –  BCIS  All  in  TPI)  is 
required towards increasing capacity of St Albans Central Library (or its future re-
provision). This project  is required  in order to accommodate the additional residents 
arising from new developments in the area, including this site.  

8.10  The  funding  of  the  project  will  be  through  financial  contributions  secured  from 
developments  in  the  area,  including  this  site,  with  any  shortfall  being  met  through 
alternative funding sources. The project will therefore be able to be delivered.   

8.11  As  set  out  in  paragraph 2.26,  the  county  council  has  a  responsibility  to  ensure  that 
appropriate  mitigation  measures  are  in  place  prior  to  the  need  generated  by  a 
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development site with consideration of lead-in times for project delivery. On this basis, 
the  county  council  therefore  considers  that  the  following  triggers  for  payment  of  the 
library contributions arising from this development are reasonable and justifiable: 

  100% of the library contribution prior to commencement of development 

8.12  Library contributions,  towards  this project, were  requested  in  the original  response  to 
the  planning  application  (Appendix  D).  Further  information  on  the  assessment  of 
library  contributions  is  available  in  the  technical  appendix  to  the  Guide,  Technical 
Appendix 6: Libraries (Appendix R).   

9.0  Waste Provision 

9.1  Under  the  Environmental  Protection  Act  1990,  the  county  council  is  required  to 
perform  the  statutory  functions  of  the  Waste  Disposal  Authority  (WDA)  for 
Hertfordshire. The WDA is also required to provide facilities in its area where residents 
may deposit their own household waste free of charge. In Hertfordshire, these facilities 
are known as recycling centres.  

9.2  As  WDA,  Hertfordshire  County  Council  is  responsible  for  the  disposal  of  Local 
Authority Collected Waste (LACW) arising in the county. LACW consists of household 
waste  and  commercial  waste  collected  by  the  ten  Borough  and  District  Councils  in 
their  role  as  the  Waste  Collection  Authorities  (WCA’s)  for  Hertfordshire  and  waste 
collected at the county’s recycling centres.  

9.3  In  order  to  support  this  disposal  function,  Hertfordshire  County  Council  requires 
strategically  placed  waste  transfer  facilities  to  enable  the  proximate  bulking  and 
segregation of waste prior to processing, treatment and disposal. A network of waste 
transfer stations are needed to enable the proximate bulking and segregation of waste 
prior  to  processing,  treatment  or disposal and  to meet  the Government’s Resources 
and Waste  Strategy  (RWS)  which  increases  the  need  to  segregate  different  waste 
types so that material resources can be reserved and the country can move towards a 
circular economy.  

9.4  Waterdale  Transfer  Station  currently  handles  the majority  of  Hertfordshire’s  residual 
waste, however there is currently insufficient spare capacity to cope with demand and 
additional waste  transfer  facilities are planned  to more sustainably support  the north 
and  east  of  the  county. An  increase  in population within Hertfordshire as  a  result  of 
new residential development will increase the amount of LACW and waste generated 
from  recycling  centres.  The  need  to  further  segregate  waste  types  to  enable  their 
efficient  processing/recycling means  that  an  increase  in  strategically  placed  bulking 
capacity is required.  
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9.5  The  impact  of  additional  dwellings  on  waste  management  infrastructure  will  vary 
depending  on  the  size  of  the  development  and  its  location.  Therefore,  it  may  be 
necessary  to  develop  new  infrastructure  or  improve  existing  infrastructure.  For 
example,  should  an  existing  facility  be  identified  as  having  insufficient  capacity  to 
accommodate increased usage due to additional dwellings, financial contributions will 
be  identified  towards  increasing  the capacity of  the  local service provision. This may 
be achieved  through  improvements to existing  facilities or  the development of a new 
facility.  

9.6  Given  that  the  geographical  catchments  for  the  Hertfordshire  recycling  centres  and 
waste  transfer stations vary,  there will be a different project cost  for each facility and 
project. Costs per project will be calculated based on the individual catchment areas. 
The cost of the project will be divided by the projected total number of residents in the 
catchment area in order to get a cost per person rate for the project. This will then be 
multiplied against the number of new residents arising from the individual development 
based on the Office for National Statistics (ONS) data.  

Waste Transfer Stations 

9.7  This  development  is  within  the  catchment  area  of  the  Waterdale  Transfer  Station. 
Waterdale  has  insufficient  spare  capacity  to  cope  with  demand  and  also  causes 
significant  impact  on  queuing on  the  road network.  In order  to ensure  the  impact  of 
additional growth in the area is mitigated, work is needed to increase provision at this 
transfer  station,  therefore  a  contribution  is  required  in  order  to  provide  additional 
provision. 

9.8  The cost per person rate arising from this project is £24.53 per person. Based on ONS 
data, of 2.4 persons per dwelling, this development of 95 units is likely to generate 228 
new  residents  (95  units  x  2.4  persons  per  dwelling).  Therefore,  the  waste  transfer 
station contribution arising from this development is £5,592 (228 x £24.53 per person). 

9.9  The  financial  contribution  of  £5,592  (index  linked  to  3Q2022  –  BCIS  All  in  TPI)  is 
required  towards  increasing  capacity  of  Waterdale  Transfer  Station  and/or 
provision  serving  the  development.  This  project  is  required  in  order  to 
accommodate  the  additional  residents  arising  from  new  developments  in  the  area, 
including this site. 
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9.10  The  funding of  the waste management project will  be  through  financial  contributions 
secured from developments in the area, including this site, with any shortfall being met 
through alternative funding sources. The project will therefore be able to be delivered.   

9.11  As  set  out  in  paragraph 2.26,  the  county  council  has  a  responsibility  to  ensure  that 
appropriate  mitigation  measures  are  in  place  prior  to  the  need  generated  by  a 
development site with consideration of lead-in times for project delivery. On this basis, 
the  county  council  therefore  considers  that  the  following  triggers  for  payment  of  the 
waste contributions arising from this development are reasonable and justifiable: 

  100% of the waste contribution prior to commencement of development 

9.12  Waste  contributions  were  not  requested  in  the  original  response  to  the  planning 
application  (Appendix  D).  Although  capacity  issues  were  known  at  this  transfer 
station,  the  justification  and modelling  needed  to  seek  financial  obligations  had  not 
been  finalised  at  the  time  this  response  was  submitted.  Further  information  on  the 
assessment of waste contributions is available in the technical appendix to the Guide, 
Technical Appendix 7: Waste Management (Appendix S). 

10.0  Monitoring Fees 

10.1  Once  the S106  legal agreement  is  signed,  and  the  development  starts  to  build,  the 
county council  incurs costs associated with managing and monitoring the agreement. 
The county council considers that it should reasonably be able to recover a degree of 
the costs incurred as part of this process.  

10.2  It is the aim of the county council to provide as transparent, efficient and cost-effective 
service as possible within the resources available. Costs may include: 

  The maintenance and development of its planning obligations monitoring system 
(via  an  integrated  database),  to  help  co-ordinate  obligation  preparation, 
completion, monitoring and review; 

  Monitoring of trigger points and development progress;  

  Pre-emptive alerts for obligations that are or are to become overdue; 

  Recovery  of  obligation  payments  not made,  including  any  necessary  formal  or 
legal action; 

  Liaison  between  the  county  council  and  district/borough  councils,  where 
infrastructure and facilities are provided by one level of authority but the financial 
contribution is held by the other; 

  Providing  reports  on  the  operation  and  outcome  of  county  council  developer 
contributions. 
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10.3  A charge  for undertaking  this work would be made based on  the number of  triggers 
within each  legal agreement. Each distinct  trigger point will attract a charge of £340
For example:  

a)  a  total  of  four  obligations  all  due  on  commencement  of  development  would 
require  a  total monitoring  fee of  £340 as  the work  associated with monitoring 
that trigger can be combined into one process;  

b)  a  total of  four obligations due at different stages of development  (e.g. prior  to 
commencement  of  development,  on  occupation  of  the  50thth  dwelling,  on 
occupation of the 100thth dwelling and on occupation of the 150thth dwelling) would 
require a total monitoring fee of £1,360 (4 x £340) as the work associated with 
monitoring each different trigger will be replicated four times in the process 

10.4  The figure of £340 per distinct trigger point is based on 8 hours for a Monitoring Officer 
and 4 hours for a Senior Planning Officer per trigger.

10.5  Monitoring  fees will  be  adjusted  for  inflation  against Retail Price  Index  (RPI)  of  July 
2021. Given that the county council starts to incur costs associated with managing and 
monitoring the legal agreement from the point it is signed, all monitoring fees will need 
to be paid prior to commencement of development.  

10.6  Monitoring  fees  were  requested  in  the  original  response  to  the  planning  application 
(Appendix D). Further information on monitoring fees is available in section 5.5 of the 
Guide (Appendix A).   

11.0  Fire Hydrants  

11.1  The  county  council,  in  its  capacity  as  the  Fire  and  Rescue  Authority  (FRA),  has 
statutory duties under The Fire and Rescue Services 2004 and must make provisions 
for: 

  extinguishing fires in their area 
 protecting life and property in the event of fires in their area 
 rescuing and protecting people in the event of a road traffic collision, and 
 rescuing and protecting people in the event of other emergencies. 

11.2  The capability and availability of water resources to fight fires is a key consideration for 
the Service. All dwellings must be adequately served by  fire hydrants in the event of 
fire. The county council as the Statutory Fire Authority has a duty to ensure fire fighting 
facilities  are  provided  on  new  developments.  HCC  therefore  seek  the  provision  of 
hydrants required  to serve  the proposed  residential units by  the developer  through a 
planning condition. If the developer does not provide the hydrants required as a direct 
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result  of  their  development  the  responsibility  and  cost  would  fall  upon  the  county 
council.  

11.3  In addition, buildings fitted with fire mains must have a suitable hydrant provided and 
sited  within  18m  of  the  hard-standing  facility  provided  for  the  fire  service  pumping 
appliance.  

11.4  Paragraph  6.1(c)  of  BS  5588-5  2004  states  that  every  building  needs  to  have  a 
suitable hydrant: 

  Not more than 60m from an entry to any building on the site; 

  Not more than 120m apart; 

  Preferably  immediately  adjacent  to  roadways  or  hard-standing  facilities  provided 
for fire service appliances; and  

  Not less than 6m from the building or risk so that they remain usable during a fire 
(generally a water supply capable of providing a minimum of 1500 litres per minute 
at all times should be provided).  

11.5  The provision of public fire hydrants is not covered by Building Regulations 2010 (Part 
B5  as  supported  by  Secretary  of  State  Guidance  ‘Approved  Document  B’)  and 
developers  are  expected  to make provision  for  fire hydrants  to  adequately protect  a 
development site for fire-fighting purposes.

11.6  The provision of  fire hydrants  is  sought  from  this development,  sufficient  to  address 
the needs of the proposed development in the event of a fire, as opposed to a financial 
contribution. In practice, the location and number of hydrants is determined at the time 
the  water  services  for  the  development  are  planned  in  detail  and  the  layout  of  the 
development is known which is usually after planning permission is granted.  

11.7  Fire hydrants should be designed  into  the development at  the masterplanning stage 
and implemented through a planning condition. The following condition wording should 
be used: 

No above ground works shall take place until a scheme for the provision of 
adequate  water  supplies  and  fire  hydrants,  necessary  for  firefighting 
purposes at the site, has been submitted to and approved in writing by the 
Local Planning Authority. The development shall not be occupied until the 
scheme has been implemented in accordance with the approved details.  

Reason for condition: to ensure adequate water infrastructure provision is 
made on site for the local fire service to discharge its statutory firefighting 
duties. 
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11.8  Further information on fire hydrants is available in the technical appendix to the Guide, 
Technical Appendix 8: Fire and Rescue Service (Appendix T).   

12.0    Audit Trails and Monitoring 

12.1   Information  regarding  Section  106  deeds  and  the  obligations  relating  to  the  county 
council  and  its  services  are  kept  in  both  paper  form  and  in  electronic  databases. 
These enable effective monitoring and reporting of Section 106 matters both internally 
to Members and service departments and externally to District/Borough Councils three 
times  a  year,  and  to  developers  and  members  of  the  public  yearly  via  the 
Infrastructure  Funding  Statement.  HCC  related  Section  106  matters  and  processes 
are  also  regularly  audited  and,  if  necessary,  recommendations  are  made  to  senior 
officers to ensure improvements can be made where possible.    

12.2   When  Section  106  funding  is  received,  each  contribution  is  allocated  an  individual 
reference enabling each one to be individually managed, monitored and reported on.  

12.3   Before Section 106 funding can be spent by a service provider, a request needs to be 
submitted  setting  out  amongst  other  details,  the  Section  106  funds  being  sought 
(including  identifying  the  individual  accounts) and  the purposes/projects each will  be 
used  towards. This request  is  then assessed to ensure compliance with the  terms of 
the Section 106 deed and the requirements of Section 106 contributions. The request 
must then be authorised by the Assistant Directors of HCC Property and Finance, the 
Assistant Chief  Legal Officer  and  reported  to  the  Executive Member  for Resources. 
Members of the relevant electoral divisions are also informed. 

13.0  Summary and Conclusions 

13.1  HCC is seeking the financial contributions set out in this Statement, together with fire 
hydrant provision to be secured through a planning condition, to mitigate the impact of 
this proposed development.  

13.2  It is considered that these requirements meet the tests set out within Regulation 122 of 
the  Community  Infrastructure  Levy  Regulations  2010  (as  amended  2019)  and 
paragraph 57 of the NPPF. This is as follows:  

  Necessary to make the development acceptable in planning terms:–  

Recognition  that  contributions  should  be  made  to  mitigate  the  impact  of 
development  are  set  out  in  planning  related  policy  documents  as  outlined  above 
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(see Section 2). The provision of community facilities is a matter that is relevant to 
planning. 

The  development  plan  background  supports  provision  of  planning  contributions, 
through Policy 143B of the St Albans City & District Local Plan (adopted November 
1994)  covers  the  requirement  for  development  to  provide  for  its  infrastructure 
consequences. The contributions sought will ensure  that additional needs brought 
on by the development are met. 

The HCC Guide (Appendix A) and its technical appendices covers the requirement 
for development  to provide  for  its  infrastructure consequences  in  terms of specific 
county  council  service  and  infrastructure  requirements.  The  approach  to  seeking 
contributions  as  set  out  within  the  Guide  is  consistent,  fair  and  transparent, 
providing certainty to all involved in the process. 

As set out in this Statement the county council have analysed the existing capacity 
of  the  various  service  requirements  and  notes  that  there  is  insufficient  spare 
capacity  to  mitigate  the  impact  of  this  development.  Therefore,  the  contributions 
sought will ensure that additional impacts arising from this development are able to 
be  mitigated  and  the  contributions  are  therefore  necessary  to  make  the 
development acceptable in planning terms.  

  Directly related to the development:–  

As  set  out  in  detail  in  this  Statement  the  contributions  will  only  be  used  towards 
services  and  facilities  which  are  in  the  locality  of,  and  therefore  mitigating,  the 
proposed development. These mitigation projects are therefore directly related to 
the development.   

Only  those  fire  hydrants  required  to  provide  the  necessary  water  supplies  to  the 
buildings  comprising  this  proposal  for  fire  fighting  purposes  are  sought  to  be 
provided by the developer. The location and number of fire hydrants sought will be 
directly linked to the water scheme designed for this proposal. 

  Fairly and reasonably related in scale and kind to the development:–  

The  financial  contributions  sought  to mitigate  this  development  are  based  on  the 
likely  population  arising  from  it.  This  has  been  calculated  using  the  Hertfordshire 
Demographic Model which allows the specific yield and population for each service 
to  be  calculated  based  on  the  specific  size,  type  and  tenure  of  each  individual 
dwelling  or  unit.  The  calculation  of  need  is  based  on  a  robust  and  up  to  date 
methodology, which allows the proportionate impact of the specific development to 
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be  calculated.  Therefore,  the  level  of  contributions  sought  from  this  development 
are fairly and reasonably related in scale and kind to the development

Only  those  fire  hydrants  required  to  provide  the  necessary  water  supplies  to  the 
buildings  comprising  this  proposal  for  fire  fighting  purposes  are  sought  to  be 
provided by the developer. The location and number of fire hydrants sought will be 
directly linked to the water scheme designed for this proposal. 

Ends (24 June 2024) 
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Foreword 
 

Planning for infrastructure provision is critical to ensure infrastructure is in the 

right place, made at the right time and sufficient to unlock opportunities into 

the future. The future approach to infrastructure planning and delivery in 

Hertfordshire will necessarily need to be funded by a variety of funding 

mechanisms and promoters of development sites will need to play their part. It 

is important that the infrastructure requirements identified to mitigate the 

impact of development are funded by developer contributions. This is 

fundamental to ensuring the delivery of good places, designed sustainably 

and without adding further stress to the infrastructure network.  

 

Hertfordshire authorities have identified housing growth needs over the 13- 

year period to 2031 of on average requiring delivery of 6,425 dwellings per 

annum. This is a total housing supply of 83,530 dwellings that are expected 

between 2017/18 and 2031/32. ONS Population projections forecast a 

population increase of 107,400 people and 44,650 additional jobs are 

projected by the East of England Forecasting Model. 

 

The Hertfordshire Infrastructure & Funding Prospectus 2018–2031 is a 

comprehensive piece of work documenting the scale of the growth 

challenging and highlighting infrastructure priorities for Hertfordshire. The 

document outlines a total projected infrastructure funding cost of £5.7bn and a 

projected funding gap of £3.59bn. To assist in bridging the gap, this Guide 

provides a transparent approach to how Hertfordshire County Council will 

work with developers through early engagement in the planning process. 
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Stephen Boulton 

Hertfordshire County Councillor 

Executive Member for Growth, Infrastructure & Planning 
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1.0 Introduction 

 

1.1 The Purpose of this Guide 

 

1.1.1 The town planning process makes places better and more sustainable 

balancing the social, economic and environmental effects to shape the way 

new communities grow. Healthy place making is supported by the 

development of infrastructure to support the way in which new communities 

will live. Planning obligations play a key part in the process of development, 

ensuring that infrastructure is timely, well-located and accessible. 

 

1.1.2 This Guide provides a Hertfordshire overview of obligations which may be 

sought as part of the planning process followed by a focus on those 

obligations which might be sought by the county council to mitigate the 

impact of development. It replaces the previous Hertfordshire County 

Council policy document “Planning Obligations Guidance - Toolkit for 

Hertfordshire (Hertfordshire County Council's requirements)” approved in 

January 2008. 

 

1.1.3 This Guide reflects the changes brought about by the introduction of the 

Community Infrastructure Levy (CIL) Regulations 2010 and includes 

changes to county council service delivery.  It is further designed to identify 

the county council’s approach to the negotiation, preparation and completion 

of planning obligation agreements to developers; the District/Borough 

Councils; and other interested parties.   

 

1.1.4 Following the publication of the Government White Paper, Planning for the 

Future1, it is clear that significant changes may be proposed. Until such time 

as a new mechanism is enacted, the county council intends to refer to this 

Guide to support requests for developer contributions. 

 

1 https://www.gov.uk/government/consultations/planning-for-the-future  
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1.1.5 This Guide will be considered for review to reflect legislative changes, 

government guidance and as guidance and evidence to support county 

council representations is developed. Significant changes will be subject to 

further consultation. 

 

1.2 The Status of this Guide 

 

1.2.1 This Guide is not a statutory planning document unless adopted as such.  It 

is a Guide with reference documents. Hertfordshire local planning authorities 

have the responsibility of weighing up the importance of this Guide and the 

identified planning obligations against competing requirements/issues when 

considering planning applications. 

 

 

 

 

 

1.3 The Legislative Framework 

 

1.3.1 The Town and Country Planning Act (1990) sets out the statutory 

provisions for planning obligations in Section 106 agreements (more 

commonly known as S106). Planning obligations may: 

 

• restrict development or use of the land in any specified way;  

• require specified operations or activities to be carried out in, on, under 

or over the land;  

• require the land to be used in any specified way; or  

• require a sum or sums to be paid to the authority on a specified date 

or dates or periodically.  
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1.3.2 The Planning Act (2008) introduced a new system for approving major 

infrastructure of national importance, such as waste facilities, and replaced 

current regimes under several pieces of legislation.  A key area of the Act 

was the introduction of CIL to finance infrastructure. 

 

1.3.3 The National Planning Policy Framework (NPPF) is designed to make the 

planning system less complex and more accessible, to protect the 

environment and to promote sustainable growth. The NPPF cross references 

the specific legislative framework outlined in the Community Infrastructure 

Levy Regulations 2010 (as amended). 

 

1.3.4 Planning Practice Guidance adds further context to the NPPF and it is 

intended that the two documents should be read together.  There are more 

than 40 pieces of guidance, including on CIL and Planning Obligations. 

 

1.3.5 This Guidance is clear that plans should ‘seek to meet the development 

needs of their area, including community facilities such as schools’2.  

 

1.3.6 The Community Infrastructure Levy Regulations (2010) were introduced 

by the Planning Act 2008 as a tool for local authorities in England and Wales 

to help deliver infrastructure to support the development of their area. The 

 CIL Regulations came into force on 6 April 2010 and a development may be 

liable for a charge under CIL, if a local planning authority (LPA) has chosen 

to set a charge in its area. CIL is not mandatory and under the current 

legislative context, county councils are unable to adopt a CIL. 

 

1.3.7 The legal tests for when a planning obligation can be applied are set out in 

Regulation 122 (R122) of the CIL Regulations. The three tests of R122 are 

summarised below.  A planning obligation may only constitute a reason for 

granting planning permission for a development if the obligation is: 

 

• necessary to make the development acceptable in planning terms; 

2 Healthy and safe communities, paragraph 8. 
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• directly related to the development; and 

• fairly and reasonably related in scale and kind to the development. 

 

1.3.8 Further information on CIL and CIL charges in those areas adopting a 

charge are available on the District and Borough websites. Links to those 

websites can be found in Appendix 1.  

 

1.4 The interaction between S106 and CIL 

 

1.4.1 Where a local planning authority has adopted a CIL Charging Schedule, the 

way in which service providers seek developer contributions changes. 

Projects which may have previously been funded by planning obligations in 

S106 agreements might now be funded via the CIL mechanism. Except 

where charging authorities expect specific projects or types of project to be 

wholly funded by a CIL, the county council will use this Guide to outline the 

process for seeking planning obligations on behalf of service areas.  

 

1.4.2 The CIL Regulations (as amended in September 2019) no longer impose a 

‘pooling restriction’ on the use of planning obligations to fund the same type 

of infrastructure or infrastructure project, and an infrastructure project may 

receive funding from both CIL and Section 106.3 

 

1.4.3 The collection, distribution and prioritisation of CIL funding is the 

responsibility of each charging authority. In coordination with our local 

authority stakeholders, the information within this Guide and the technical 

appendices may be referred to by the county council when seeking the 

allocation of CIL funding from a CIL charging authority. This may assist in 

the justification of appropriate levels of CIL towards projects which reflect the 

impact of growth. 

 

1.4.4 In line with the current legislative context, the county council will ensure its 

obligations are handled in a fair, open and reasonable way and that they 

3 Securing developer contributions for education (publishing.service.gov.uk) 
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enable development to go ahead which would otherwise be refused.  

Planning obligations can relate to matters other than those covered by the 

planning permission provided there is a relationship between the planning 

obligation and the planning permission.  Unacceptable development should 

never be permitted because of unnecessary or unrelated benefits offered by 

applicants. 
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2.0 Hertfordshire  

 

2.1 The making of place 

 

2.1.1 “The creation of high quality buildings and places is fundamental to what the 

planning and development process should achieve.”4 The NPPF clearly sets 

out that the Local Plan will set out the overall strategy for the pattern, scale 

and quality of development and this will involve the scale of infrastructure 

required to support the successful delivery of the Plan.  

 

2.1.2 Investment in good place-making and masterplanning can be financially 

rewarding for developers and ultimately emotionally rewarding for residents. 

Whether in the physical design characteristics, the creation of new homes or 

businesses, job creation, biodiversity, addressing climate change or a place 

which provides a general sense of well-being, there are many factors which 

combine to create a place. New neighbourhoods are supported by 

fundamental buildings blocks, infrastructure, and the timely and appropriate 

location of that infrastructure can provide the foundation of the future place. 

 

2.1.3 The county council is wholly supportive of masterplanning, to define and 

illustrate a vision for the place which is understood by all of the stakeholders 

in the development process. This includes existing residents and potential 

future residents.  

 

2.1.4 Designing higher densities at transport nodes, walkable neighbourhoods 

which prioritise walking and cycling as the natural first option requires careful 

masterplanning, helps support healthier lifestyles, promotes community 

engagement in places where people can come together, children can play 

and supports local businesses. And overall can increase land value. People 

should be prioritised over cars.  

 

4 Paragraph 124, National Planning Policy Framework, 2019 



7 

 

2.1.5 Schools can play an important part of the masterplanned design, helping 

shape a focus at neighbourhood centres, combined with other community 

uses, parents drop kids off by foot, use shops, coffee shops etc. 

 

2.1.6 Place-making and good design is supported by the timely delivery of 

infrastructure. Unlocking development and achieving housing delivery is 

sometimes restricted by financial cashflows. Government has recognised 

this issue through opportunities to bid for funding streams which unlock 

development schemes through the early delivery of infrastructure projects. 

The county council encourages the early delivery of infrastructure to support 

place-making, creating new neighbourhoods with the opportunity for 

residents to come together in shared space, community buildings and the 

public realm.  

 

2.1.7 The continued stewardship of the place also creates a sustainable legacy, 

maintaining a high-quality place. This might cover a wide range of assets 

ordinarily managed by a variety of organisations. A commitment to the long-

term stewardship of assets is part of the development process. Particularly 

for larger development sites, long-term funding for community assets needs 

to be explored at an early stage to ensure these considerations are 

protected, from the outset, in new developments. 

 

2.1.8 A commitment to long-term stewardship puts people at the heart of 

delivering successful places, maintaining the quality of new facilities for new 

and existing residents. For developers it can add value to a development 

from the outset, create confidence in the place. For local authorities this can 

assist in minimising financial liabilities enabling any surplus to be reinvested, 

providing greater value to the community. 

 

2.1.9 The county council is able to coordinate with developers to discuss how 

stewardship might best be approached. Not every situation is the same but 

there are various stewardship models available and the county council 

welcomes early engagement to protect these principles. 
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2.2 Sustainability and Climate Change 

 

2.2.1 In 2019 the Climate Change Act was amended to include the legislative 

target for the UK to be a net zero greenhouse gas emissions country by 

2050.  Like many organisations (including the District and Borough Councils 

in Hertfordshire), Hertfordshire County Council declared a Climate 

Emergency in July 2019 and committed to preparing the Sustainable 

Hertfordshire Strategy. This declaration was made in response to the need 

to act locally, having observed the global impacts of climate change 

including those from within Hertfordshire; dry riverbeds, reduced water 

supply, intense weather events, localised flooding and Hertfordshire specific 

loss of habitat and species.  

 

2.2.2 The county council is very aware that we cannot take action alone and in 

parallel to the work of the county council, the Leaders and CEXs of each 

Hertfordshire local authority unanimously agreed that a countywide 

approach to tackling climate change and ensuring sustainable development 

principles are at the forefront of the growth agenda. The Hertfordshire 

Climate Change and Sustainability Partnership consists of all the 

Hertfordshire local authorities and the Local Enterprise Partnership (LEP). 

Four priority areas for action are identified as: Water, Carbon, Biodiversity 

and Transport. Officer working groups support the partnership to prepare 

action plans for each of the priority areas and these action plans will cover; 

resilience, mitigation and adaptation. It is very keenly recognised that 

planning has a significant role to play in the development and 

implementation of suitable policies and this will be reflected in engagement 

and the delivery of projects required to mitigate the impact of development. 

 

2.3 Infrastructure Contributions 

 

2.3.1 Hertfordshire County Council is responsible for delivering and maintaining 

much of the large-scale infrastructure that its residents and businesses 

require, such as roads, schools, waste disposal services and libraries. 
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2.3.2 Local services are also provided by the appropriate local authority (City, 

Borough or District Councils). There are eleven local planning authorities in 

Hertfordshire (including the County Council). These local authorities plan for 

services such as affordable housing, waste collection, leisure and recreation 

services. The local authorities may seek developer contributions towards the 

infrastructure for which they are responsible.  

 

2.3.3 The authorities also consult with other infrastructure providers to understand 

the complete needs of infrastructure required to mitigate the impact of 

development. This might, for example, include Highways England, the NHS, 

the Hertfordshire Constabulary and the Environment Agency. 

 

2.3.4 The following paragraphs briefly outline those types of infrastructure which 

may be secured by developer contributions in Hertfordshire. This chapter 

does not necessarily present an exhaustive list. The level and range of 

developer contributions will be the subject of negotiation between the local 

planning authority and developer. 

 

 

Not all of the infrastructure types indicated below are requested by the 

county council, this chapter is intended to be an indication of the different 

types and organisations involved in this work for Hertfordshire generally. 

Developers should contact the local planning authority for further advice.  

 

 

Affordable housing 

 

2.3.5 Affordable housing includes social rented, affordable rented and 

intermediate housing, provided to specified eligible households whose needs 

are not met by the market. It can be a new-build property or a private sector 

property that has been purchased for use as an affordable home. Most 

residential development proposals in Hertfordshire will require the provision 

of on-site affordable housing provision that meets the needs of all resident 

groups. Local planning authorities will define affordable housing policies 
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through their Development Plan and further information is available from 

each Hertfordshire authority using the links shown in Appendix 4. 

 

Adult Care Services 

 

2.4 There are a number of proposed projects which are identified to meet very 

specific needs of people accessing adult care services in Hertfordshire. For 

mental health needs, these might include small blocks of 12 or so flats with 

an on-site office, in a number of areas. In addition, there is a need for move-

on accommodation of self-contained flats in general needs accommodation. 

For vulnerable people this includes support currently provided to a range of 

groups such as women fleeing domestic violence; homeless single people 

and families, and people with substance misuse problems. Where there is 

an identified local need which will be exacerbated by new development, 

contributions will be sought towards on-site or off-site projects to meet new 

demand. 

 

2.5 The county council has developed design guidance which details the 

preferred geographical location and layouts for some adult care services and 

developers are advised, particularly for larger strategic sites where on-site 

provision may be sought, to seek early engagement to support the 

development of masterplans. 

 

Air quality 

 

2.6 Local authorities in the UK have a responsibility under Local Air Quality 

Management (LAQM) legislation to review air quality. Where concentrations 

exceed national objectives, measures should be put in place to reduce 

emissions, and be reported in the local Air Quality Action Plan (AQAP). Most 

such Action Plans are designed to address difficulties in complying with 

national objectives for either NO2 or PM10. In some instances, it may be 

necessary to seek developer obligations towards improvement measures 

either via direct delivery of a project or via a financial contribution to a project 

serving a wider local area. 
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Ambulance service 

 

2.7 Where new development would require improvements to expand provision 

and/or the redistribution or re-organisation of ambulance services to meet 

new areas of demand it may be necessary to seek obligations towards the 

ambulance service. This may be part of hub projects to co-locate blue-light 

services (with the police and fire services). 

 

Archaeology 

 

2.8 In most cases, the investigation and recording of archaeological remains can 

be covered by planning condition. However, in some circumstances a 

planning obligation may be necessary and could cover, for example, the 

deposit and storage of archaeological artifacts. Early engagement with 

specialist county council officers is advised. 

 

Community centres/ halls 

 

2.9 Community centres can act as a social focus for new communities and they 

may play an important part in the development of new relationships for 

residents. A community centre might act as a hub for a variety of public and 

private uses and where there is an identified need for a new centre or hall a 

variety of infrastructure providers might be interested in accessing space.  

 

2.10 Community centres can provide for a co-location of many services such as: 

blue-light services (with access to lockable storage space for equipment); 

health services (with access to private consulting space); libraries (with 

potential to support roll-able shelving for books or storage for digital project 

work); play space for early years education groups; community meeting 

groups; and youth clubs. 

 

2.11 Where community centres or halls are required, the transfer of land and 

buildings might be dealt with via a S106 agreement. Where existing centres 
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or halls can expand or improve their provision to meet additional demand, it 

may be appropriate to provide financial contributions for off-site provisions. 

 

Cultural facilities 

 

2.12 Demand for improvements to museums, galleries or theatres would 

ordinarily be outlined within the Development Plan although smaller projects 

such as public art installations may not. Where obligations can be supported 

by a clear evidence of need and/or policy, and where they meet the tests for 

S106, developer contributions or on-site provision (for example as part of 

town centre regeneration projects) may be identified as part of a S106. 

 

Digital connectivity 

 

2.13 Digital connectivity has the ability to dramatically alter the way in which we 

live, work, travel, learn and access services. Some Hertfordshire authorities 

have adopted specific policy in their Development Plan which guides the 

expectations for new developments, further information is available from 

each Hertfordshire authority using the links shown in Appendix 4. 

 

2.14 Whilst direct financial contributions might not be sought for the delivery of 

digital access (i.e. cabling in the ground), more and more infrastructure 

providers are developing projects which rely on fast connectivity to digital 

networks. Projects which enable access to digital services may be identified 

to support new development, for example improvements to WIFI projects at 

a local library or community centre. 

 

Education: Early Years 

 

2.15 The county council currently has a number of statutory duties it has to meet 

regarding free early education (FEE) and childcare which are outlined in a 

technical appendix which accompanies this Guide.  Financial contributions 

may be sought to help extend existing provision or provide a new facility. 
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Where the development in question also triggers the need for other 

community facilities it is often appropriate to co-locate early years facilities. 

 

2.16 Wholly new provision will be considered on a case by case basis but should 

be DfE compliant. County council officers can provide details of Ofsted 

complaint space requirements which can save time and money later in the 

process of delivery of FEE space. The ability to access known networks of 

FEE providers and how best to market new accommodation is also a service 

offered by the county council which can ensure timely provision of facilities 

to meet demand from early occupations. 

 

Education: Mainstream 

 

2.17 The county council is the local authority which has the statutory 

responsibility for education.  It has a duty to ensure that there are sufficient 

school places to meet the needs of the population now and in the future. 

Mainstream education provision includes nursery, primary, secondary and 

post-16 (up to the age of 19) education.  In three tier areas primary and 

secondary education is divided into first, middle and upper education. 

 

2.18 Where there is considered to be insufficient capacity in local schools to cater 

for the development (and other sites if appropriate) planning obligations will 

be sought. On strategic sites, the provision of land and build costs for on-site 

schools is usually required.  Nursery provision is made at primary schools, 

while new secondary schools will also offer post-16 education. 

 

2.19 Schools play an important part in the establishment of new communities. 

Community use agreements for school playing fields can also form an 

important part of on-site open space. This can be one example of providing 

a more flexible use of the space outside of school operating hours. The 

county council would advise early engagement for masterplanning purposes 

on strategic sites. 

 

Education: Special Schools and Specialist Provision 
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2.20 The county council has a duty to promote high standards of education, fair 

access to education and a general duty to secure the sufficiency of school 

places.  It must consider the need to secure provision for children with 

Special Educational Needs and Disabilities (SEND), including the duty to 

respond to parents’ representations about school provision.  The county 

council must secure sufficient education and training provision for young 

people with an Education, Health and Care (EHC) plan up to the age of 25. 

 

2.21 Where existing capacity is unable to mitigate the impact of development, the 

county council will seek planning obligations to create new provision, 

whether through the expansion of existing special schools or specialist 

provision, or through the creation of new special schools or specialist 

resource provision in mainstream schools.  

 

2.22 Few, if any, new developments will generate the requirement for an entire 

new SEND school.  However, on strategic sites the county council may seek 

land allocations for SEND provision through the local plan process to serve a 

wider need arising from growth across a district or other wider geography. 

 

Fire and Rescue service 

 

2.23 The county council, in its capacity as the Fire and Rescue Authority, has a 

statutory duty to ensure that all development is provided with adequate 

water supplies for firefighting. This includes the provision of fire hydrants 

which may be secured through the planning process. 

 

2.24 The ability of developments to be adequately served by fire and rescue 

services will be assessed on an individual basis and impacts may need to be 

addressed through financial contributions.  This may include contributions 

towards a new blue-light hub, a new fire station or an extension to an 

existing facility or alternatively, the provision of sprinklers in commercial 

and/or domestic properties. 
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Green (and blue) infrastructure 

 

2.25 Green infrastructure (sometimes referred to as blue infrastructure in relation 

to watercourses) can include: parks; fields; woodlands; rivers; wetlands; 

allotments; and private gardens. Green infrastructure should be networked. 

Networking urban parks, footpaths and quiet country lanes to open access 

land provides better access to the countryside and therein provides greater 

positive benefits to health and wellbeing. Developments may be required to 

provide onsite projects to support and improve the green infrastructure 

network, and meet biodiversity net gain requirements, or financial 

contributions may be sought towards off site projects.  

 

2.26 Contributions may also be sought by the local planning authority for the 

maintenance of green infrastructure as part of any development. On larger 

development sites, there may instead be a requirement for the establishment 

of a management company for ongoing maintenance and management of 

these networks. 

 

2.27 Public Rights of Way can form important connections between open spaces 

and improvements are managed by the county council. Contact with 

specialist county council officers as part of the application process will 

confirm any requirements on a case by case basis. 

 

Health 

 

2.28 The need for new health service facilities in connection with new 

development is assessed by NHS England, who will also consult with the 

local CCG.  This would take into account the capacity of existing primary 

care/acute facilities provision and the demographic nature of the area. The 

scope of health care infrastructure may include capital provision and/or 

related funding and services. Opportunities for combining health service 

provision, with other infrastructure or facilities provision as part of shared 

floor space within a local centre, might also be explored. 
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2.29 Public Health functions and strategies are delivered by the county council 

and those responsibilities are set out with the Hertfordshire Health and 

Wellbeing Strategy and the Hertfordshire and West Essex Sustainability and 

Transformation Plan. The need for planning obligations is assessed on a 

case by case basis. 

 

2.30 Further to this, the county council advocates the completion of Health Impact 

Assessments and sets out when it expects one to be undertaken, guidance 

on appropriate methodology and clarity on how it will be assessed is 

available via the county council website. 

 

Libraries 

 

2.31 As Local Libraries Authority, the county council has a duty to provide a 

comprehensive and efficient library service for everyone who lives, works, or 

studies in the county.  The county council is committed to maintaining and 

modernising its libraries to continue to meet the changing needs of service 

users and to cope with additional demand brought about by new 

development. Where improvements and/or new provision is required to 

mitigate the impact of new developments, financial contributions will be 

sought on behalf of the library authority. 

 

2.32 Where new community facilities are due to be built, the library service may 

also consider the use of space within that facility, where appropriate, 

supported by additional resources. 

 

Mineral workings 

 

2.33 The county council identifies potential new sites for minerals extraction in the 

Minerals Local Plan. In instances where applications require mineral 

workings, it may be necessary to seek financial contributions or mitigation 

projects for the restoration and aftercare of mineral sites and to meet 

biodiversity net gain requirements. Each application is assessed on a case 
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by case basis and developers are advised to seek professional guidance 

from the specialist county council officers. 

 

Open space, sport and recreation 

 

2.34 The provision of outdoor space for sport and recreation will be outlined 

within a Development Plan and Sport England is a statutory consultee for 

any application for development affecting playing field land. Planning 

Practice Guidance also recommends consultation with Sport England on a 

number of other sports related applications. 

 

2.35 Contributions may be requested by the local planning authority to support 

the maintenance of onsite provision and/or financial contributions towards 

off-site projects. This may include: play areas; playing fields; tennis courts; 

multi-use games areas; indoor sports facilities; and swimming pools.  

 

2.36 Some uses can also be provided as part of school sites and where this 

would not affect the operation of schools, the county council will consider 

community use agreements for shared facilities. In some instances, it may 

be appropriate to provide additional funding to ensure that facilities for use 

by the wider community are compliant with Sport England standards. Each 

one is considered on a case by case basis. 

 

 

 

Police service 

 

2.37 Local authorities have a statutory duty to work with the Police and other 

partners to reduce crime and disorder in their area. Carefully planned design 

would only mean that where sites are located near to crime hotspots 

contributions may be sought for community or locally based safety projects. 

For strategic sites there may also be potential for co-location with other blue-

light services in a single location and proportionate financial contributions 

may be sought from individual applications in areas of demand. 
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Public realm 

 

2.38 Contributions may be sought towards improvements to the street scene 

which may include: hard and soft landscaping; street furniture; signage; 

public art. On-site improvements may also be sought by condition. 

Anticipated improvements may be set out within town centre or area specific 

strategies and developers should contact the local planning authority for 

further advice. 

 

Sustainable drainage systems (SuDS) 

 

2.39 The county council is the Lead Local Flood Authority and is a statutory 

consultee in planning for all major development in relation to the 

management of surface water drainage. Further guidance is available on the 

county council website which includes SuDS design guidance.  

 

2.40 The inspection and monitoring of drainage works during construction can be 

covered by planning condition.  Whilst each development is assessed on a 

case by case basis, a planning obligation may be necessary to cover the 

future maintenance and adoption of the SuDS in the new development, by 

an appointed management company, for example.   

 

Transport 

 

2.41 Planning obligations can be used to ensure developments maximise 

accessibility by sustainable modes.  They can also be used to ensure 

developments have safe access/egress and minimise development-related 

impacts such as traffic congestion.   

 

2.42 For larger strategic developments, it may be necessary for engagement with 

Highways England and/or the Department for Transport. 
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2.43 In line with the Local Transport Plan (LTP4) the county council will actively 

seek planning obligations which will improve sustainable transport facilities 

and services for passenger transport users who are using the development 

and generally for those users in the surrounding area. This will also include 

improvements to Public Rights of Way (see also green infrastructure). 

 

2.44 Measures necessary to mitigate against the impact of new developments 

should be identified through Transport Assessments (TAs) or via site specific 

negotiations. Further detail for county council functions is provided in 

Chapter 5 and the Technical Appendix for Transport. 

 

Waste infrastructure 

 

2.45 The Hertfordshire district, borough and city councils are Waste Collecting 

Authorities (WCAs) and as such may seek financial contributions towards 

WCA receptacles which are used by householders for kerbside collections. 

Larger developments may also be required to support the development of 

community recycling points. 

 

2.46 As Waste Disposal Authority, the county council is responsible for disposal 

of local authority collected waste arising in the county and collected by the 

WCAs. The county council achieves this via a network of waste transfer 

stations and household waste recycling centres. Where capacity is evidently 

reached, new development will exacerbate the function of the WDA and 

developers may be asked to contribute towards the expansion of existing or 

delivery of new sites. 

 

Wildlife Sites, habitat and landscape improvements 

 

2.47 The Environment Bill will introduce a mandatory biodiversity net gain, to 

ensure that new developments enhance biodiversity; compensate for 

biodiversity loss where it cannot be avoided or mitigated.  
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2.48 Even small-scale developments may have detrimental impacts on habitats 

and landscapes and where onsite solutions to mitigate impacts cannot be 

met, contributions to offsetting via projects offsite will be sought. 

 

2.49 A county-level shared service known as Hertfordshire Ecology, provided by 

the county council, provides ecological planning advice to eight Hertfordshire 

local authorities and the county council. This service can provide guidance 

on development impacts and advise on any likely solutions and/or 

contributions which could be sought via planning obligations. 

 

YC Hertfordshire 

 

2.50 YC Hertfordshire provides a varied planned informal education programme 

across the county, in order to promote young people’s personal and social 

development. This includes youth work projects and programmes, 

information, advice, guidance, work-related learning, outdoor education and 

one-to-one support. The service provides a statutory function in supporting 

the well-being of young people and where new development increases 

demand for young people’s services, financial obligations will be sought. 

 

2.51 A number of infrastructure providers are involved in the assessment of 

requirements necessary to make development acceptable. The local 

planning authority will weigh the balance of needs in the determination of 

each individual planning application. The following chapter outlines those 

service areas which are a responsibility of the county council. The chapter is 

supported by a number of technical appendices available alongside the 

Guide. 

 

2.52 This list is not exhaustive and you should contact the local planning authority 

for further advice. 
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3.0 Hertfordshire County Council: Contributions 

 

3.1 Overview 

 

3.1.1 The county council is responsible for ensuring the provision of a range of 

services and seeks contributions and/or facilities from development, where 

not covered by a CIL charge (to eliminate any occasion where infrastructure 

may be sought by S106 and CIL), which would have an additional impact on 

service provision, including but not limited to: 

 

• Adult Care Services; 

• Education: 

o Early Years; 

o Mainstream; 

o Special Schools; 

• Fire and rescue services; 

• Libraries; 

• Transport; 

• Waste Disposal; 

• Youth. 

 

3.1.2 Whilst not related directly to service provision, other matters such as: 

economic development; archaeology; green infrastructure; sustainable 

drainage systems; and public health may also attract the need for planning 

obligations. 

3.1.3 Planning obligations towards the above can be in the form of financial 

contributions; works; on site provision; or land. 

 

3.2 How we assess the impact of each development 

 

3.2.1 Hertfordshire County Council has developed a demographic model to project 

the likely population of any given development. A Guide to the model and an 

online version of it are available alongside this Guide. 
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3.2.2 The model can operate at different levels of complexity to account for the 

level of information available at any given point in the planning application 

process. The more detail provided for input into the model, the more detailed 

the result. 

 

3.2.3 The model methodology is consistently applied to assist in determining the 

impact of an individual development on an infrastructure project. For 

example, the model can estimate how many 11 to 19 year olds might reside 

in a development over time, and therefore allow the county council to 

indicate a reasonable contribution towards a YC Hertfordshire (youth) 

project. 

 

3.2.4 The approach to pupil yield calculations (for school place projections) differs 

slightly and is explained within the relevant technical appendix.  

   

3.2.5 Outputs from the demographic model can be provided to applicants on 

request. Details of the total number of units, number of flats and/or houses 

and the tenure of an application are helpful datasets to facilitate the 

modelling. Each of the (non-transport) service technical appendices will refer 

to the demographic model. Full detail on the model is available alongside 

this Guide at hertfordshire.gov.uk. 

 

3.2.6 The technical appendices also provide information on the approach and 

justification for seeking planning obligations from new development on a 

service by service basis. They advise on thresholds, base charges and 

comment on the potential use of contributions.  However, information 

regarding specific projects will be provided at the time of a pre-application 

enquiry or consultation on a case by case basis. 

 

3.2.7 Although the CIL Regulations discourage the use of formulae to calculate 

contributions, the county council is not in a position to adopt a CIL charge 

itself.  Accordingly, in areas where a CIL charge has not been introduced, 

planning obligations remain the only route to addressing the impact of a 
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development where financial contributions or provision (e.g. land) is 

required.  In instances where a development is not large enough to require 

on site provision but is large enough to generate an impact on service 

provision, an evidenced mechanism is needed to form the basis of any 

planning obligation sought.  The methodology for county council services 

(see Technical Appendices) are considered appropriate for such a 

mechanism.  This is particularly true in instances where an application has 

been submitted in outline allowing the mix and number of dwellings to 

change at the Reserved Matters stage.  Where the cost of an identified 

project is known in advance of a Section 106 being agreed, bespoke 

calculations may also be considered.  

 

3.2.8 Aside from thresholds identified in national guidance, the county council 

does not intend to set a specific county wide threshold in relation to seeking 

planning obligations.  The need for planning obligations from individual 

applications will be assessed on a site by site basis and will be determined 

by local circumstances.  This is compatible with the requirements of the CIL 

Regulations.  

 

3.2.9 Local planning authorities may set their own thresholds or deem 

contributions inapplicable in certain instances. This should be checked with 

the relevant local planning authority.  

 

3.2.10 Where an application involves demolition the obligations sought are 

assessed according to the net gain of dwellings or floor space.  In instances 

where an application is made for a change of use which may not result in a 

change in floor space, an assessment of impact will still be needed, 

particularly in relation to Highway matters as, for example trips rates may 

affected. 

 

 

 

3.3 How infrastructure projects are identified 
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3.3.1 InIn alignment with the NPPF, the county council would expect infrastructure 

to be planned and tested throughout the development of a Local Plan and 

therefore policy making. The county council will coordinate with Hertfordshire 

local planning authorities throughout plan production, and engagement is 

outlined in the Local and Strategic Plans Engagement Document.

3.3.2 This Guide outlines the approach of the county council at the decision-

making stage, although infrastructure requirements, particularly from 

strategic development sites, should be outlined within Local Plan policies

and supporting evidence such as Infrastructure Delivery Plans. This aligns 

with the NPPF.

3.3.3 When determining the impact of strategic sites, the county council would 

generally expect such sites to generate the need for a new infrastructure 

setting, for example a new school. However, to mitigate the impact of a 

selection of smaller sites, the county council may explore pooling of S106 

contributions, subject to legislation, in order to fairly and efficiently mitigate 

their combined or cumulative effects. 

3.3.4 In order to forward plan for infrastructure provision, the county council

monitors the progression of allocated and potential windfall sites by 

coordinating with the Hertfordshire LPAs, and neighbouring planning 

authorities where appropriate. Local Plans form the basis for service-related 

infrastructure planning. The NPPF recognises that:

34. Plans should set out the contributions expected from development. This set out the contributions expected from development. This 

should include setting out the levels and types of affordable housing should include setting out the levels and types of affordable housing 

provision required, along with other infrastructure (such as that needed for provision required, along with other infrastructure (such as that needed for 

education, health, transport, flood and water management, green and digital ement, green and digital 

infrastructure). Such policies should not undermine the deliverability of the infrastructure). Such policies should not undermine the deliverability of the 

plan. plan. 
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3.3.5 Strategic sites are usually supported by specific planning policy which 

dictates the key infrastructure required to mitigate a development’s impact. 

Further supporting infrastructure may also be required and each service 

provider is expected to provide robust evidence to support the lawfulness of 

any request by illustrating how the project meets the three tests of R1225.

3.3.6 In support of a Local Plan, an LPA may publish an Infrastructure Delivery 

Plan (IDP).  An IDP sets out the infrastructure required to support the 

development outlined within a Local Plan.  The county council encourages 

collaborative working to develop a joint working approach to IDPs.

3.3.7 In support of known infrastructure requirements to 2031, The Hertfordshire 

Infrastructure Funding Prospectus (HIFP) was completed in 2018. The HIFP 

key findings for Hertfordshire included:

• an identified housing growth over the 13 year period to 2031 of on 

average 6,425 dwellings per annum. This compares to average annual 

completions of 3,189 dwellings per year across Hertfordshire from 

2011/12 to 2016/17;

• a total housing supply of 83,530 dwellings that are expected between 

2017/18 and 2031/32;

• an identified housing need for approximately 97,411 homes between 

2018 and 2031;

• a forecast population increase of 107,400 people a forecast population increase of 107,400 people (an increase of 9%); (an increase of 9%); 

and

• a forecast of 44,650 additional jobs, an increase of 6%.

The HIFP is available online via this link

5 CIL Regulations 2010 (as amended).
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3.3.8 Circumstances may change if there are delays to developments coming 

forward as part of the town planning process. Service needs can fluctuate 

depending on a number of variables which may be beyond the control of a 

service provider, for example change in national policy, a sudden rise in birth 

rates or parental choice for a particular school. Applicants are therefore 

strongly advised to contact their local planning authority at the earliest 

opportunity to discuss potential infrastructure impacts.  

 

3.3.9 Hertfordshire County Council welcomes engagement at the earliest 

opportunity and would expect the local planning authority to be included in 

discussions relevant to a planning application.  

 

3.4 The scale of obligation 

 

3.4.1 The scale of each obligation will depend on the infrastructure project 

identified to mitigate the impact of an individual development site. The 

county council will only seek obligations towards a particular service area 

where there is an identified need. Developers and applicants are 

encouraged to contact the local planning authority in the first instance to 

coordinate this process. 

 

3.4.2 The county council provides indications of costs within the Technical 

Appendices. As project costs will vary by application, and therefore 

mitigation measure, the county council will confirm precise obligations at the 

point of consultation. This enables the county council to ensure that it meets 

the three tests in seeking reasonable and proportionate obligations.  

 

3.4.3 Before requesting a planning obligation, the county council will assess: 

 

a) If there is an identified need in the local area; and 

b) If the project identified to mitigate the impact of development aligns 

with the estimated costs shown in the Technical Appendix.  
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Where the scope of a project varies from the examples shown within each 

Technical Appendix these costs may change.  

 

3.4.4 Additional service requirements may be identified on a case by case basis. 

Many issues such as the conservation and enhancement of public rights of 

way (PROW), archaeology, wildlife, geology, habitats and the landscape (as 

well as creating opportunities for new environmental features including 

biodiversity) are where the county council often advises the local planning 

authority.  These issues are often equally as important as those which attract 

financial obligations but are likely to vary considerably depending on specific 

site circumstances.  

 

3.4.5 Other matters may therefore be considered on a case by case basis and the 

county council advises early engagement to identify contributions as soon as 

possible. 

 

3.5 Viability of development sites 

 

3.5.1 The county council would expect viability in the decision-making process to 

be assessed in line with national guidance. 

 

3.5.2 It is recognised that it is the responsibility of the local planning authority to 

assess the reasonableness of the level of contribution sought by any 

individual S106 obligation. Only a local planning authority can consider the 

combined implications of all of the obligations on an individual application. 

Hertfordshire County Council requests that all discussions regarding a level 

of contribution are directed to the local planning authority in the first 

instance.  

 

3.5.3 On occasion, it may be necessary for a local planning authority to take a 

view on the viability of a development to meet the infrastructure 

requirements outlined by each infrastructure provider. In these instances, 

and specifically where a County service need is reduced, Hertfordshire 
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County Council would expect viability evidence to be prepared and shared in 

alignment with national guidance. 

 

3.5.4 There should be no reduction to obligations where it is found that an 

applicant has paid too much for land.  

 

3.5.5 County council officers will be required to report any departure from the 

normal approach for S106, as outlined within this Guide, to County Council 

senior teams and Executive Members. Hertfordshire County Council will be 

transparent regarding any and all S106 processes, decisions and 

procedures. 
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4.0 Hertfordshire County Council: Land transfers 

 

4.1 The requirement for land 

 

4.1.1 There are a number of circumstances under which the county council may 

need land to be transferred to its ownership. These might include new or 

expanded schools and nurseries, buildings for community services or land to 

be dedicated as Highway or other form of travel infrastructure.  

 

4.1.2 In most cases land is needed to establish a new facility on the development 

itself but in some circumstances it may be needed to expand an existing 

service location. There may be instances whereby the total land area, for a 

new school as an example, is not required to make the planning application 

acceptable in planning terms. In those instances there may be a need for 

developers to work together to agree an approach to land equalisation. Each 

development will be considered on a site by site basis. 

 

4.2 Location and suitability 

 

4.2.1 To identify the most appropriate location for a particular infrastructure 

project, Hertfordshire County Council would encourage developers to 

discuss plans at the earliest opportunity. The applicant will need to work 

closely with Hertfordshire County Council and the local planning authority to 

identify potential locations for new services which should, for large strategic 

sites, include the production of a masterplan. The location of a potential 

Hertfordshire County Council service need will need to be carefully 

considered in relation to other potential non-compatible uses.  

 

4.2.2 Once the location of a site has been agreed, ground conditions must be 

considered. The most current and relevant Hertfordshire County Council 

Land Specification should be referred to. A current version of the Education 

Land Specification is shown in Appendix 2 but developers should contact 

growth@hertfordshire.gov.uk for the most up to date version. 
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4.1.3 In order to confirm site acceptability, Hertfordshire County Council would 

request the opportunity to visit the site is provided to officers and that, 

specifically in relation to the site area in question, the following checklist of 

items is compiled into a report and provided to Hertfordshire County Council 

for review: 

 

• Site boundary plan (must include GIS polygon file) 

• Development master-plan including partner organisation intentions 

• Site history & previous uses 

• Neighbouring land uses including ditches and power lines 

• Ground conditions including local geology maps 

• Topography including survey maps 

• Contamination including radiation, soil and ground water 

• Flood risk including Environment Agency flood zone designation 

• Mobile phone/radio mast locations 

• Physical encumbrances 

• Habitat, arboriculture & ecology study including site walkover report 

• Archaeology 

• Noise (for education sites assessment) 

• Air quality including reference to local Air Quality Management Areas 

• Access (pedestrian & vehicular) and public rights of way 

• Utility and service connections/capacity including searches 

• Proposed pre-transfer works. 

• Pre-existing claims or evidence of past use as a highway or Right of 

Way. 

 

The availability of any information in GIS files will improve the efficiency in 

reviewing the data and information. 

4.2.4 Upon receipt of the requested information, the county council will provide 

feedback to the local planning authority on site suitability. Developers will be 

expected to adhere to the Land Specification shown in Appendix 2 (or its 
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equivalent replacement), and for a ‘Typical Standard’ (also in Appendix 2) 

also to be included within any S106 agreement. Developers must obtain 

collateral warranties for any studies and works undertaken to support the 

site agreement or site preparation works. These warranties must be 

transferred to Hertfordshire County Council. 

 

4.2.5 See also Appendix 2 for the current site sizes for education purposes. 
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5.0 Hertfordshire County Council: Process 

 

5.1 Who to contact  

 

5.1.1 Planning obligations in relation to all non-transport matters are sought by 

officers in the Growth and Infrastructure Unit. The team can be contacted via 

the following email address: 

 

                            growth@hertfordshire.gov.uk  

 

 

5.1.2 Planning obligations in relation to transport matters are sought by officers 

working within the Highways Development Management Team.  The team 

can be contacted via the following email address: 

 

         highwaysplanning@hertfordshire.gov.uk 

 

 

5.1.3 The county council works closely with the Hertfordshire local planning 

authorities. The authorities receive and determine planning applications. 

When planning applications are made, the county council is consulted by 

each local planning authority and will provide appropriate advice and 

comments regarding the needs of infrastructure for which is it responsible. 

Those needs may be met through a S106 obligation, or, where one exists 

the Community Infrastructure Levy or through another alternative and 

appropriate mechanism. Where the needs of a development are not met by 

an individual development, the county council may object to the application. 

 

5.1.4 Alternative mechanisms to a S106 agreement might reasonably include 

planning conditions, highway works carried out pursuant to agreements 

under section 38 or section 278 of the Highways Act 1980. The 
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appropriateness of each approach and their interrelationship as a means of 

delivering infrastructure requirements will be considered on a case by case 

basis. 

 

 

In all scenarios, the county council encourages early and ongoing 

engagement throughout the planning process, whether this be through 

the plan-making or decision-making processes.  

 

 

5.2 Planning Performance Agreements and Service Specific Advice 

 

5.2.1 In developing a planning application and the subsequent S106 legal 

agreement, applicants may request a planning performance agreement 

(PPA). PPAs are voluntary agreements that enable applicants and local 

authorities to agree timescales, actions and resources necessary to support 

the development of a planning application. For a large organisation such as 

the county council, this has numerous benefits not least of which is a 

coordinated response from a number of internal service departments. 

 

5.2.2 On a case by case basis, the county council will consider the need for PPAs 

alongside available resource. In some instances this requires securing 

external resources which are also chargeable through the PPA. 

Stakeholders are invited to contact the growth email address provided in 

paragraph 5.1 with details of the development site to discuss this in the first 

instance. Template examples of PPAs can be provided upon request. Fees 

may be incurred for legal checks if the format of the PPA varies considerably 

from the template document. 

 

5.2.3 In some scenarios, applicants prefer to secure specific chargeable advice 

from one service area in advance of any other county council functions. This 

is sometimes referred to as pre-application advice. The most common areas 

and contact email addresses for specific service area requests are detailed 

in the table below: 
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Service area Email address 

Transport highwaysplanning@hertfordshire.gov.uk 

Flood and drainage frmconsultations@hertfordshire.gov.uk 

Ordinary watercourses ordinarywatercourses@hertfordshire.gov.uk 

Historic environment historic.environment@hertfordshire.gov.uk 

Ecology ecology@hertfordshire.gov.uk 

Landscape landscape@hertfordshire.gov.uk 

Sustainability sustainableherts@hertfordshire.gov.uk 

Public Health publichealth@hertfordshire.gov.uk 

All other enquiries growth@hertfordshire.gov.uk 

 

5.3 Developing the Legal Agreement 

 

5.3.1 Please refer also to the Legal Pack that accompanies this Guide. 

 

5.3.2 Planning obligations must be included within a legal document often referred 

to as the Section 106 agreement (S106).  This deed can also be in the form 

of a unilateral undertaking (the latter does not include reciprocal obligations 

from the receiving authorities).   

 

5.3.3 The county council discourages the use of any legal agreement for which the 

county council is a receiving authority but not a signatory. This is to ensure 

that risk to public sector funding is minimised and planning obligations 

identified within the agreement are CIL compliant. The county council 

encourages early engagement in determining all planning obligations to 

ensure that they comply with the Regulations. 

 

5.3.4 The first draft of a S106 can be produced by the county council, the local 

planning authority or the applicant/s.  On behalf of the county council and the 

local planning authority S106s are usually handled by solicitors taking 

instructions from professional clients (e.g. planning and highway officers).  

The current county council model template document is included within the 
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legal pack that accompanies this Guide.  However, some authorities have 

their own templates/standard clauses; accordingly it can be helpful to agree 

which template will be most appropriate in each case before the first draft is 

drawn up.  The template/s attached to this document provide clauses which 

the county council regularly use and can be inserted into drafts based on 

alternative models where required. 

 

5.3.5 Depending on the nature and complexity of the proposal, the attached 

templates may need to be amended and/or supplemented.  Advice will be 

given on a case by case basis where necessary. 

 

5.3.6 For land transfers, the county council would require an unencumbered 

freehold land transfer to form part of the S106 agreement.  

 

5.3.7 Planning applicants are required to give an undertaking to pay costs for the 

preparation of legal agreements in advance of the S106 being drafted (fee 

rates are set out in the legal pack that accompanies this Guide).  Further 

advice on the legal agreement process can be obtained by the contacts 

listed at paragraph 5.1, directly via the county council legal team at 

environmentlaw@hertfordshire.gov.uk or from the individual local planning 

authority listed at Appendix 1. 

 

5.4 Appeals 

 

5.4.1 Where a planning application is submitted to the Planning Inspectorate for 

appeal and the county council has sought planning obligations from the 

proposal, the council should be involved in the process.  

 

5.4.2 The county council will assist and encourage applicants to make contact 

regarding the production of S106 drafts in advance of the appeal so that 

agreement can be reached where possible.  The council will communicate 

with the appellant, LPA and the Planning Inspectorate as appropriate, and 

prepare statements, or appear as witnesses at appeal hearings and inquiries 

where necessary in support of the obligations being sought.  It will also 
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provide any additional information (or updated information where there has 

been a significant period of time between responding to a consultation on 

application and an appeal) required in respect of the CIL Regulations. 

 

5.5 Monitoring fees, Indexation, Receipt and Spending of S106 Monies 

 

Monitoring fees for county council matters 

 

5.5.1 Once the S106 is agreed, and the development starts to build, the county 

council incurs costs associated with managing and monitoring the 

agreement. The county council considers that it should reasonably be able 

to recover a degree of the costs incurred as part of this process. It is the aim 

of the county council to provide as transparent, efficient and cost-effective 

service as possible within the resources available. Costs may include:-  

 

• The maintenance and development of its planning obligations 

monitoring system (via an integrated database), to help co-ordinate 

obligation preparation, completion, monitoring and review;  

• Monitoring of trigger points and development progress;  

• Pre-emptive alerts for obligations that are or are to become overdue; 

• Recovery of obligation payments not made, including any necessary 

formal or legal action; 

• Liaison between the county council and district/borough councils, 

where infrastructure and facilities are provided by one level of authority 

but the financial contribution is held by the other;  

• Providing reports on the operation and outcome of county council 

developer contributions. 

 

5.5.2 A charge would be made based on the number of triggers within each legal 

agreement. Each trigger will attract a charge of £340.006. For example: 

 

6 This figure is based on 8 hours for a Monitoring Officer and 4 hours for a Senior Planning 
Officer per trigger. 
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a) a total of four obligations all due on commencement of development 

would require a total monitoring fee of £340 as the work associated 

with monitoring that trigger can be combined into one process; 

b) a total of four obligations due at different stages of development 

would require a total monitoring fee of £1,360 (4 x £340) as the work 

associated with monitoring each different trigger will be replicated four 

times in the process. 

 

Monitoring fees will be adjusted for inflation against RPI. VAT is not charged 

on monitoring fees. 

 

5.5.3 Where strategic housing development occurs of more than 500 dwellings a 

fixed negotiated monitoring administrative cost would be charged to reflect 

the associated costs of monitoring large schemes, which may have, for 

example, multiple builders, several phases of development and be built out 

over a longer time period. 

 

5.5.4 Section 106 contributions are required to be paid in accordance with the 

terms of the S106 agreement.  A form is attached to the model template 

shown in the legal pack which sets out this process, including how and 

where contributions should be paid.  

 

Indexation 

 

5.5.5 The county council requires contributions to be subject to indexation to 

account for inflation and ensure their value is retained.  Historically a number 

of different indices have been used. To provide clarity and simplicity, the 

following indices will be used by the county council: 

 

• Building Cost Information Service, BCIS (all non-highways/ transport 

infrastructure); 

• SPON’S Index (Highways and transportation); 
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• Confederation of Passenger Transport Index, CPT (Passenger 

Transport i.e. bus services); and 

• Retail Price Index, RPI (travel plans). 

 

5.5.6 Indexation should be applied from the date at which the costs are set not at 

the point of committee or S106 agreement. Each agreement will detail 

specifically how indexation should be applied.  

 

Receipts and spend 

 

5.5.7 Once received, contributions are held and spent in accordance with the 

relevant S106.  Financial contributions are monitored and tracked to 

expenditure on specified projects to ensure that it occurs within relevant 

timeframes as set out in the legal documents.  

 

5.5.8 Annual Infrastructure Funding Statements will be published by the county 

council. If a contribution is not spent within the timeframes identified within 

the S106 it will be refunded to the relevant party as prescribed within the 

deed.  Information on expenditure can be made available on request.  

 

5.5.9 The county council maintains a register of all planning obligations and 

follows a clear internal process to approve spend.  Its planning obligation 

processes are regularly audited and if necessary, recommendations made to 

senior officers to ensure improvements can be made where possible.    
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Hertfordshire Local Planning Authorities:

Borough of Broxbourne www.broxbourne.gov.uk

01992 785555

Dacorum Borough Council www.dacorum.gov.uk

01442 228000

East Hertfordshire District Council www.eastherts.gov.uk

01279 655261

Hertsmere Borough Council
www.hertsmere.gov.uk

0208 207 2277

North Hertfordshire District 

Council

www.north-herts.gov.uk

01462 474000 

Stevenage Borough Council
www.stevenage.gov.uk

01438 242242

St Albans City & District Council
www.stalbans.gov.uk

01727 866100

Three Rivers District Council
www.threerivers.gov.uk

01923 776611

Watford Borough Council
www.watford.gov.uk

01923 226400 

Welwyn Hatfield Borough Council
www.welhat.gov.uk

01707 357000 

Hertfordshire County Council 
www.hertfordshire.gov.uk

0300 123 4040
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Developer Contributions Guidance 2021 

Appendix 2 – Land specification: education 

Please refer to the notes below to support work on initial feasibility for the 

land/build requirement of a new two form of entry (2FE) primary school. For 

alternative school sizes, please contact Hertfordshire County Council at 

growth@hertfordshire.gov.uk.  

 

When working with developers on potential new school sites, the county 

council asks the developers to check the site against the following criteria 

which forms part of the draft summary terms used for the S106 agreements. 

 

We are aware there may be site issues, such as gradient or drainage, and 

therefore such issues would need further investigation to clarify suitability of 

the space for external sports and other school facilities. The investigation 

findings will assist demonstrating the potential of the site to meet school 

standards.  

 

Typical standard initial draft - A ‘suitable’ site being one that is;  

• of regular shape; 

• relatively flat (not more than 1:20 gradient); 

• free of physical landscape or topographical features or other things 

which might constrain its development and use for its intended 

purpose; 

• the Owner shall provide results of site investigations for the 

proposed School Land carried out to the relevant current British and 

European Standards, including BS 5930, BS EN 1997 – 1 BSEN 

1997 – 2 and all related standards referred to therein. This shall 

determine load bearing capacity of soils, soil types (and depths), 

type and location of any contamination and ground water level; 
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• insurances through collateral warranties will provide the county 

council with redress from the provider in the event of error or 

inaccuracy; 

• drainage – there will be a requirement by the approving authorities 

to provide a drainage strategy. The Owner will design and install a 

network to facilitate additional and appropriate capacity including 

surface water storage. A connection will be available at the site 

boundary. Foul water capacity will be available to the site boundary 

and will connect to an adoptable drainage system. The connection 

points for both foul and surface water drainage will be located to 

avoid the need to provide pumping infrastructure; 

• free from contamination (to such extent as is appropriate for the 

intended use of the site); 

• free from any protected species (any appropriate mitigation 

measures to be wholly completed by the transferor); 

• within flood Zone 1; 

• noise level of the intended outdoor play areas within British Standard 

Requirements (based on after construction phase is finished); 

• consistent low levels of air pollutants (gases and particulates) likely 

to adversely impact upon the health and wellbeing of all users. 

Baseline air quality monitoring of a nature and scope proportionate 

to the sensitivity of the proposed location and to be agreed by the 

county council should be undertaken in advance of a planning 

application; reliance solely upon modelled assessments will not be 

considered a sufficient method through which the exposure of the 

school community to poor air quality can be objectively considered;  

• having direct access from a highway of an adoptable standard with 

achievable/viable opportunity for walking and cycling as the preferred 

mode of travel;  

• vacant possession. 
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Sports England may also direct the approach to design and delivery of 

outdoor space and, for completeness, up to date Sports England guidance 

should also be referred to. 

 

The transferor should prepare the necessary survey evidence required for 

Hertfordshire County Council to be satisfied that the site is suitable for 

educational use. 

 

Developers/ site promoters are advised to consider access to the education 

land early in the masterplanning process. The county council would expect 

consideration of a construction access to the land, and direct access from a 

highway of an adoptable standard at the point the school becomes 

operational. 

 

Initial Feasibility  

The county council’s site standards are based on Department for Education 

guidance “Area guidelines for mainstream schools: Building Bulletin 103” 

(BB103).   

 

As each site is different, there must be consideration to town planning 

requirements and any abnormals such as:  

• highways (access, constraints, improvements) car parking, cycle bays, 

drop off and turning circles; 

• abnormals leading to site constraints such as; topography, trees, 

ancient woodland, contaminated land, archaeological remains & 

ancient monuments; 

• sewers, drainage and sustainable drainage such as balancing ponds or 

swales (which can require considerable land take depending on 

design); 

• fencing and hedging; and/or 

• external storage, refuse area and recycling point. 
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Hertfordshire County Council may require further detailed work to be 

completed to demonstrate deliverability, for example if significant on-site 

drainage solutions are required. This will be considered on a site by site basis. 

 

School site sizes 

 

Hertfordshire County Council currently seeks land allocations of the following 

sizes for new mainstream school locations: 

 

Table 1: Hertfordshire School Land Areas for New Schools: 2021 

 

School Size Total School Area 

Primary 2 Form of Entry School 2.03ha 

Primary 3 Form of Entry School 2.92ha 

Secondary 6 Form of Entry School 8.36ha 

Secondary 7 Form of Entry School 9.57ha 

Secondary 8 Form of Entry School 10.78ha 

Secondary 9 Form of Entry School 11.99ha 

Secondary 10 Form of Entry School 13.20ha 

  

Schools sites are expected to be provided as whole sites, with no barriers to 

movement. Exceptional circumstances will be considered on a case by case 

basis. Applicants are urged to seek advice from Hertfordshire County Council 

to ensure the most up to date information is available. 
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Minutes

To: All Members of the Cabinet, 
Chief Executive, Chief Officers

From: Democratic & Statutory Services
Ask for:   Deborah Jeffery
Ext: 25563

CABINET 
12 July 202021

ATTENDANCE

MEMBERS OF THE CABINET

P Bibby, S J Boulton, M Bright, E H Buckmaster, R C Deering, T L F Douris, T C Heritage, 
S N M Nash, R M Roberts (Leader of the Council)

Other Members in Attendance

M B J Mills-Bishop

Upon considereration of the agenda for the Cabinet meeting on 21 June 202021 as 
circulated, copy annexed, conclusions were reached and are recorded below:

PAPART I (‘OPEN’) BUSINESS

1.1. MINUTES

1.1 Cabinet agreed the Minutes of the meeting held on 21 June 2021.

2.2. QUESTIONS FROM MEMBERS OF THE COUOUNCIL TO EXECUTIVE 
MEMBERSRS

2.1.1 There were no questions from Members of the Council to Executive Members.

3.3. PUBLIC PETITIONSNS

3.1 There were no public petitions.
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CHAIRMAN’S  
    INITIALS 
 
   ……………. 

 The full Cabinet Meeting can be viewed here: Cabinet - 12 July 2021. 
 

4. REGULATION OF INVESTIGATORY POWERS ACT 2000 (RIPA): ANNUAL 
REPORT 1 APRIL 2020 – 31 MARCH 2021 
[Forward Plan Ref: A024/21] 
 

 Decision 
 

4.1 
 

Cabinet approved the policies in relation to: 
 

(a) Directed Surveillance and Covert Human Intelligence Sources, 
attached at Appendix A to the report;  

 
(b) Acquisition and Disclosure of Communications Data from 

Communication Service Providers, attached at Appendix B to 
the report; and 

 
(c) Use of Social Media in Investigations, attached at Appendix C to 

the report. 
 

 Reasons for the decision 
 

4.2 
 
 
 
 
 
 
 
4.3 
 
 
 
 
 
 
 

The Regulation of Investigatory Powers Act 2000 (RIPA) regulates Directed 
Surveillance and Covert Human Intelligence Sources. The Investigatory 
Powers Act 2016 (IPA) regulates the acquisition and disclosure of 
communications data from communication service providers, including such by 
local authorities. They were introduced to ensure that individuals' rights are 
protected, whilst also ensuring that law enforcement and security agencies 
have the powers they need to do their job effectively. 
 
The County Council has separate policies on covert investigations, the 
acquisition and disclosure of communications data, and on the use of social 
media in investigations. These each require Councillors to consider reports on 
their use of RIPA and IPA on at least an annual basis, to ensure that they are 
being used consistently with the Council's policies and that the policies remain 
fit for purpose. Cabinet has, therefore, received its Annual Report on their use 
and has approved updated policies for 2021/22. 
 

 Any alternative options considered and rejected 
 

4.6 None. 
 
 

5. DEVELOPER CONTRIBUTIONS GUIDANCE:  
A REPLACEMENT FOR THE HERTFORDSHIRE TOOLKIT 
[Forward Plan Ref: A016/21] 
 

 Decision 
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5.1 Cabinet: 
 

i) approved the final version of the Guide to Developer 
Infrastructure Contributions (including Technical Appendices) and 
The Legal Pack (Appendices 1a, 1b and 2); and 

 
ii) agreed that the Appendices and Technical Appendices of the 

Guide can be amended under delegated authority by the Director 
of Environment and Infrastructure, in consultation with the 
Executive Member, and (in respect of the Technical Appendices) 
alongside the relevant Director (or equivalent), in consultation 
with the Executive Member of the respective County Council 
service department. 

 
 Reasons for the decision 

 
5.2 
 
 
 
 
5.3 
 
 
 
 
 
 
 
 
 
 
 
5.4 

The Planning Obligations Guidance – Toolkit for Hertfordshire (referred to as 
the Toolkit) was adopted in 2008. The Toolkit outlines the Council’s approach to 
securing S106 planning obligations on behalf of Hertfordshire County Council 
services.  
 
The new Guide, attached at Appendix 1 to the report, presents an up to date 
view of S106 and the integration with Community Infrastructure Levy (CIL). It 
provides more detail on Council working practices, providing clarity and 
transparency for developers and our local planning authority partners in a 
number of areas. The Guide is aimed at all persons involved in town planning 
processes such as the making of planning applications and particularly 
professionals such as town planners, surveyors, lawyers and highway 
engineers working within the County Council, the District/Borough councils and 
the development industry. It provides information on how the Council will 
coordinate a response to developer applications and advice on the 
infrastructure contributions required to mitigate the impact of developments. 
 
In reaching its decision, Cabinet considered the above, together with the 
financial implications; the equalities implications; the sustainable Hertfordshire 
impact assessment; and the recommendations of the Growth, Infrastructure & 
Planning Cabinet Panel. 
 

 Any alternative options considered and rejected 
 

5.5 None. 
 
 

6. HERTFORDSHIRE COUNTY COUNCIL ADMISSION ARRANGEMENTS FOR 
2021/22 AND 2022/23 
[Forward Plan Ref: A031/21] 
 

 Decision 
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6.1 Cabinet agreed that: - 
 

i) the County Council’s admission arrangements for 2021-22 and 
2022-23 are varied in line with the requirements of the new School 
Admissions Code: 

 Rule 1 of the County Council’s oversubscription criteria
is amended to include all previously looked after 
children, including those who appear (to the 
admission authority) to have been in state care 
outside of England and ceased to be in state care 
as a result of being adopted.  

 The definition and explanation regarding the allocation 
of places to children of service personnel and crown 
servants is amended to specifically reflect the new 
Code 

ii) these variations are conditional on the Code passing through its 
Parliamentary process (on or around 1 July 2021).  

 
 Reasons for the decision 

 
6.2 
 
 
 
 
6.3 
 
 
 
 
6.4 
 
 
 
 
 
 
 
6.5 
 
 
 
 
6.6 
 

The County Council must determine on an annual basis the admission 
arrangements and published admission number for all community and 
voluntary schools in Hertfordshire; and the coordinated schemes of admission 
to all maintained schools and academies in the county.   
 
The School Admissions Code requires all admission authorities to consult on 
their admission arrangements (if there have been no changes) every 7 years. 
Hertfordshire County Council consulted on its admission arrangements for both 
2021-22 and 2022-23 and Cabinet then determined arrangements. 
 
The School Admissions Code, paragraph 3.6, only allows admission authorities 
to vary their admission arrangements in very limited circumstances, if: 
    “such revision is necessary to give effect to a mandatory requirement of the    

Code, admissions law, a determination of the Adjudicator or a misprint in 
the admissions arrangements”   

All other revisions (except an increase in a school’s Published Admission
Number) require the approval of the Office of the Schools Adjudicator.  
 
The new School Admissions Code will be implemented, subject to 
Parliamentary approval, on 1 September 2021. The County Council is required 
to vary its determined admission arrangements for 2021-22 and 2022-23, in line 
with the new Code, before that date. 
 
In reaching its decision, Cabinet considered the above, together with the 
consultation responses; the financial implications; the equalities implications; 
the sustainable Hertfordshire impact assessment; and the recommendations of 
the Education, Libraries & Lifelong Learning Cabinet Panel. 
 

 Any alternative options considered and rejected 
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6.7 None. 

 
7. OUTCOME OF THE PUBLIC CONSULTATION ON THE PROPOSAL TO 

CHANGE THE AGE RANGE OF OXHEY EARLY YEARS CENTRE TO 
ENABLE THE SCHOOL TO OFFER NURSERY PROVISION TO 2-YEAR-
OLD CHILDREN FROM JANUARY 2022 

[Forward Plan Ref: A029/21] 
 

 Decision 
 

7.1 Cabinet accepted the proposal to change the age range of Oxhey Early Years 
Centre to enable the school to offer nursery provision to 2-year-old children 
from January 2022 and authorised the Director of Children’s Services to 
publish a statutory notice. 

 
 Reasons for the decision 

 

7.2 
 
 
 
 
 
7.3 
 
 
7.4 

A public consultation began on 11 May 2021 and ended on 7 June 2021. At the 
close of the consultation a total of 8 responses were received of which 5 
respondents agreed with the proposal, 1 disagreed and 2 were undecided. The 
school’s governing body responded to the consultation and is in agreement 
with the proposal. 
 
The proposal will ensure that 2-year-old children in the community, particularly 
the most vulnerable, are able to access the free place that they are entitled to.  
 
In reaching its decision, Cabinet considered the above, together with the 
consultation responses; financial implications; the equalities implications; the 
sustainable Hertfordshire impact assessment; and the recommendations of the 
Education, Libraries & Lifelong Learning Cabinet Panel. 
 

 Any alternative options considered and rejected 
 

7.5 None. 
 
 

8. HERTFORDSHIRE SKILLS AND EMPLOYMENT STRATEGY 2021-24 

[Forward Plan Ref: A026/21] 
 

 Decision 
 

8.1 Cabinet noted the work undertaken by Hertfordshire County Council, the Local 
Enterprise Partnership (LEP) and the Department for Work and Pensions 
(DWP) adopted the Skills and Employment Strategy, including but not limited 
to: 
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i) by unlocking emerging talent with support for young people aged 
16-24 years. 

ii) through adult learning and employment, working towards full 
employment, promoting lifelong learning and retraining opportunities 

iii) skills to grow small and medium size businesses, enabling 
employers to build their future workforce 

iv) priority and growth sectors, harnessing the opportunities and 
investing in skills of the future 

v) placemaking, seizing the opportunities of Hertfordshire’s business
assets together with the proximity to London and other key 
economic areas 

 

 Reasons for the decision 
 

8.2 
 
 
 
8.3 
 
 
 
 
8.4 
 
 
 
8.5 

The aim of the strategy is to ensure the county’s skills provision addresses the
local skills challenges and opportunities and meets the employment needs of 
the future, whilst supporting all residents to reach their potential. 

 
The need for collective leadership on skills development remains and the 
County Council, together with the Hertfordshire Local Enterprise Partnership 
(LEP) and the Department for Work and Pensions (DWP) will continue the 
partnership approach of developing and implementing the strategy. 
 
The strategy is a joined-up approach to develop Hertfordshire’s workforce to 
support a strong economy where businesses can thrive, whilst enabling all 
residents to maximise their potential.  
 
In reaching its decision, Cabinet considered the above, together with the  
financial implications; the equalities implications; the sustainable Hertfordshire 
impact assessment; and the recommendations of the Education, Libraries & 
Lifelong Learning Cabinet Panel. 
 

 Any alternative options considered and rejected 
 

8.6 None. 
 
 

9. OUTTURN FINANCE BUDGET MONITOR 

[Forward Plan Ref: A011/21] 
 

 Decision 
 

9.1 Cabinet approved the following: 
 

i) The proposed carry forward amounts including ring-fenced funding, 
attached at Appendix B to the report; 

ii) The proposed application of the final outturn underspend and 
unallocated COVID-19 emergency funding; and 

iii) The proposed reprogramming of capital budgets, attached at 
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Appendix C to the report. 
 
 

 Reasons for the decision 
 

9.2 Cabinet approved the carry forward amounts and recommended re-
programming in order to continue to support the delivery of key capital 
investments in Hertfordshire during 2021/22. 
 

 Any alternative options considered and rejected 
 

9.3 None. 
 
 

10. COVID-19 RECOVERY STRATEGY 
 

 Decision 
 

10.1 
 

Cabinet:- 
 

i) noted the progress made to date on developing a Covid-19 
Recovery Strategy; 

ii) approved the proposed two-stage approach to delivering the 
strategy; and 

iii) approved the initial investment of £9.6m to support Covid-19 
recovery 

 

Full Council will be invited to endorse the proposals at its meeting on 20 July 
2021.  
 

 Reasons for the decision 
 

10.2 
 
 
 
 
 
 
 
 
 
10.3 
 
 
 
 
 
10.4 
 

Over the past eighteen months, the Council has been working closely with its 
strong network of partners to ensure Hertfordshire’s residents and businesses 
can live and work as safely as possible, as the Council responds to the 
unprecedented challenges brought about by the global Covid-19 pandemic. As 
the focus starts to move beyond immediate responses to the crisis, it is critical 
that a clear plan is in place to ensure that services are effectively restored, and 
the Council help our communities recover from the impacts of the pandemic. 
This work will build on the lessons learned and opportunities to further innovate 
services, so they are fit for the future. 

  
Work has now begun to develop a strategy that sets out the Council’s recovery
from the challenges and pressures faced in Hertfordshire. The strategy is being 
developed alongside the urgent, immediate responses and recovery projects 
that are already in progress. It is not intended to duplicate or re-work any 
existing recovery plans. 
 
The Strategy provides an overview of the next steps that the Council and 
partners will take to drive local recovery and describes the short-term priorities 
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10.5 
 
 
 
 
10.6 
 
 
 
10.7 
 

and longer-term ambitions, specifically focusing on managing the emerging 
issues across Hertfordshire.  

 
As part of the Integrated Plan approved in February 2021, funding was 
established to support recovery actions. A total of £11.5m was set aside, 
comprising an initial sum of £5.5m in 2021/22 and £2m in each of the 
subsequent three years.  

 
Full Council will be invited to endorsement the proposal of the initial investment 
of £9.6m to support Covid-19 recovery, and the actions that investment will 
support at its meeting on 20 July 2021. 
 
In reaching its decision, Cabinet considered the above, together with the  
financial implications; the equalities implications; and the recommendations of 
the Resources & Performance Cabinet Panel. 
 

 Any alternative options considered and rejected 
 

10.8 None. 
 
 

11. COVID LOCAL SUPPORT GRANT 
 

 Decision 
 

11.1 Cabinet noted the £2.3m additional funding from the Governments Local 
Support Grant for Hertfordshire and agreed: 
 

(i) £1,720,000 to be allocated through a £50 voucher to support all children 
in families facing financial difficulties, defined as those currently in 
receipt of benefit-dependant Free School Meals, and those who 
meet the national criteria for free two-year-old education and 
childcare, and for Early Years Pupil Premium; 

(ii) £445,000 allocation of funding to support adults;  
(iii) £194,850 other support for families and children.  

 
 Reasons for the decision 

 
11.2 
 
 
 
 
 
11.3 
 
 
 
 
11.4 

Hertfordshire County Council has been allocated a further £2.3m of Covid Local 
Support Grant from the Department of Work and Pensions (DWP) for the period 
from 21 June to 30 September 2021. This follows on from earlier phases of 
Covid Winter Support Grant (£2.9m for Dec – March) and Covid Local Support 
Grant (£1.1m for April – June).  
 
The DWP has confirmed that this will be the final allocation of this grant, 
bringing it in line with the ending of the furlough scheme. Notice of the grant 
extension was received on 22 June 2021, and in order to issue vouchers before 
the end of term, schools will need time before the end of term to process this. 
 
Cabinet considered the above, together with the financial implications and the 
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equalities implications when making its decision. 
 

 Any alternative options considered and rejected 
 

11.4 None. 
 
 

12. ADDITIONAL SCHOOL PLACES – THE PRIORY SCHOOL, HITCHIN 
[Forward Plan Ref: A030/21] 
 

 Decision 
 

12.1 Cabinet:  
  

(i) approved the capital costs of The Priory School enlargement 
(contained within the Part II Report);  
 

(ii) authorised the Director of Children’s Services to enter a Funding 
Agreement with The Priory School, Hitchin, to enable it to 
permanently enlarge to 7fe from September 2023; and  

 
(iii) approved the allocation of s106 funding secured for the 

enlargement of The Priory School, and to other previously 
approved schemes as contained in Appendix 1. 

 
 Reasons for the decision 

 
12.2 
 
 
 
12.3 
 
 
 
 
 
 
12.4 
 
 
12.5 

The Council has been working with The Priory School in Hitchin to agree the 
provision of an additional 1 form of entry of permanent capacity through its 
enlargement to 7fe.   

The School’s determined Published Admission Number (PAN) is 180. Although
it has offered over its PAN in recent years, it has insufficient permanent 
accommodation to accommodate an increase in the number of places it offers 
and therefore capital funding approval is sought to enable the School to deliver 
a building scheme which provides the right level of additional accommodation 
to meet its increased PAN.  

The enlargement of The Priory School will meet the forecast need for additional 
secondary school places in the area. 
 
In reaching its decision, Cabinet considered the above, together with the 
information within the Part II report; the financial implications; the equalities 
implications; the sustainable Hertfordshire impact assessment; and the 
recommendations of the Education, Libraries & Lifelong Learning Cabinet 
Panel. 
 

 Any alternative options considered and rejected 
 

12.6 None. 
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13. ACQUISITION OF BROOKDELL YARD, WATFORD, ADJACENT TO 
WATERDALE RECYCLING CENTRE, WATFORD, TO ENLARGE CAPACITY 
OF FACILITY TO ENSURE LONG TERM FUTURE OF SERVICE 
[Forward Plan Ref: A028/21] 
 

 Decision 
 

13.1 Cabinet: 
 

i) recommended to County Council that it approves the 
amendments to the Capital Strategy outlined in Section 5 and 
Appendix A to the report to enable the scheme to be added to the 
2021/22 Integrated Plan; 

 
ii) subject to County Council approval of 13.1(i) above, approves the 

acquisition of Brookdell Goods Yard; and   
 
iii) delegates authority to the Director of Resources in consultation 

with the Executive Member for Resources and Performance, the 
Director of Environment and Infrastructure and the Executive 
Member for The Environment to agree final terms of the 
purchase. 

 
Full Council will be invited to approve the amendments at its meeting on 20 
July 2021. 
 

 Reasons for the decision 
 

13.2 
 
 
 
 
 
13.3 
 
 
 
 
13.4 

The Hertfordshire Local Authority Collected Waste (LACW) Spatial Strategy  
sets out the requirement to invest in the Waterdale Waste Transfer Station and 
the potential for short, medium and long-term improvements that would 
substantially improve the resilience of the network and develop Hertfordshire’s
ability to sustainably manage its waste. 

 
The Brookdell site sits immediately to the south of Waterdale and represents a 
once in a lifetime opportunity to expand and reconfigure the site to provide 
necessary operational improvements and safeguard the most significant asset 
for waste management in Hertfordshire. 
 
In reaching its decision, Cabinet considered the above, together with the 
information within the Part II report; the financial implications; the equalities 
implications; the sustainable Hertfordshire impact assessment; and the 
recommendations of the Resources & Performance Cabinet Panel. 
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PART II (‘CLOSED’) AGENDA 
 
1. ADDITIONAL SCHOOL PLACES – THE PRIORY SCHOOL, HITCHIN 

[Forward Plan Ref: A030/21] 
 

 Decision 
 

1.1 The Part I decision reached on this item of business is recorded at item 12.1 
above. The Part II decision reached on this item of business is recorded in the 
separate Part II Minutes. 
 

2. ACQUISITION OF BROOKDELL YARD, WATFORD, ADJACENT TO 
WATERDALE RECYCLING CENTRE, WATFORD, TO ENLARGE CAPACITY 
OF FACILITY TO ENSURE LONG TERM FUTURE OF SERVICE 
[Forward Plan Ref: A028/21] 
 

 Decision 
 

2.1 The decision reached on this item of business is set out at item 13.1 above.  
 

 
 
 
QUENTIN BAKER 
CHIEF LEGAL OFFICER     CHAIRMAN       
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Hertfordshire County Council Appendix C 



REGISTERED NUMBER: 5/2022/0267/LSM

APPLICANT: Mr R Martin M Scott Properties Ltd

PROPOSAL: Outline application (access) - Erection of up to 95 
dwellings, including 40% affordable dwellings and 
5% self-build and custom build dwellings, public 
open space, landscaping and associated 
infrastructure - AMENDED & ADDITIONAL 
INFORMATION

SITE: Land Between Caravan Site and Watling Street 
Park Street St Albans Hertfordshire  

APPLICATION VALID DATE: 18/02/2022

HISTORIC BUILDING GRADE: N/A

CONSERVATION AREA: N/A

DISTRICT PLAN REVIEW: Metropolitan Green Belt

WARD Park Street

RECOMMENDATION A. That the applicant, within four months of the 
date of this committee meeting, enters into a 
legal agreement pursuant to S106 of the Act in 
relation to the provision of: 

 40% Affordable Housing Provision

 5% Self-Build and Custom Housebuilding 
Plots Provision

 Primary Education (expansion of 
Killigrew Primary School)

 Secondary Education (expansion of 
Marlborough School)

 Special Educational Needs and 
Disabilities (delivery of new severe 
learning difficulty school places through 
the relocation and expansion of 
Breakspeare School)

 Youth Service (re-provision of St Albans 
Young People’s Centre)

 Library Service (increasing capacity of St 
Albans Central Library)

 Sustainable Transport Contribution 

 County Council Monitoring Fee

 Open Space Provision

 Biodiversity Onsite Compensation 
Scheme

 NHS (GP Surgeries/Ambulances)



B. That conditional outline planning permission 
be granted.

C. That the application be referred to the 
Secretary of State as a Departure from the 
Development Plan (Green Belt development)

D. That in the event that the S106 agreement is 
not completed within four months of the date of 
the committee resolution, grant officers 
delegated authority to refuse planning 
permission for the following reason: 

“In the absence of a completed and signed s106 
legal agreement or other suitable mechanism to 
secure the provision of 40% Affordable Housing 
Provision, 5% Self-Build and Custom 
Housebuilding Plots Provision, Primary 
Education (expansion of Killigrew Primary 
School), Secondary Education (expansion of 
Marlborough School), Special Educational 
Needs and Disabilities (delivery of new severe 
learning difficulty school places through the 
relocation and expansion of Breakspeare 
School), Youth Service (re-provision of St 
Albans Young People’s Centre), Library Service 
(increasing capacity of St Albans Central 
Library), Sustainable Transport Contribution, 
County Council Monitoring Fee, Open Space 
Provision, Biodiversity Onsite Compensation 
Scheme, NHS (GP Surgeries/Ambulances); the 
infrastructure needs of the development would 
not be met and the impacts of the proposal 
would not be sufficiently mitigated. The 
proposal is therefore contrary to the National 
Planning Policy Framework, 2021 and Policy 
143B (Implementation) of the St Albans District 
Local Plan Review 1994.”

E. In the event that four months from the date of 
the committee resolution elapses, but 
significant progress has been made on the 
S106 agreement, that an extended period may 
be agreed between the Development Manager 
and the Chair of the Planning (Development 
Management) Committee, to allow for the S106 
Agreement to be completed and the decision 
notice to be formally issued.



1.1. Reasons for Call in to Committee

1.1. Former Councillor Richard Curthoys called-in this application for the reasons set 
out below. Whilst the application was called-in under the Council’s previous 
scheme of delegation, the call-in nonetheless remains valid.

“The site lies entirely within Green Belt and represents nearly the entire separation 
space between St Albans and Park Street, along the line of Watling Street. The 
proposed development would therefore affect many residents in Park Street, so 
should be considered carefully by committee, to determine whether it meets the 
‘very special circumstances’ requirement for building in the Green Belt and 
whether the application is in a ‘sustainable location’. The proposed site borders 
land owned by SADC under HM land Registry title number HD487901. The 
proposed site was one of the locations put forward by the land owner in a recent 
‘call for sites’ in relation to the works on the emerging strategic local plan and is in 
the green belt. As this is site in the Green Belt and will affect many residents in 
Park Street this application needs to be considered very carefully by committee to 
discuss the above reasons for call in and determine if this is a ‘sustainable 
location’ and if the necessary ‘very special circumstances’ exist to permit building 
in the Green Belt. Policies 1 (Metropolitan Green Belt), 2 (settlement strategy) 8 
(affordable housing in the Metropolitan Green Belt) 69 (general design and layout) 
and 70 (design and layout of new housing) of the St Albans District Local Plan 
Review 1994 need consideration.

I have not predetermined this application”

1.2. In any event, the application is reported to committee for determination as the 
application raises District-wide implications.

1.3. This application was previously reported to the Planning (Development 
Management) Committee meeting of Monday, 14th August, 2023, where the 
application was deferred. Further detail in relation to this deferral is set out in the 
discussion section below, whilst the committee report from the August meeting is 
attached as Appendix One. 

2.2. Relevant Planning History 

2.1. Site specific and other relevant planning history is included within the appended 
report.

2.2. At the time of writing there are no updates in respect of other relevant 
applications/appeals. However, any changes Officers are aware of prior to the 
committee meeting taking place will be verbally reported.  

3.3. Site Description

3.1. The application site consists of a broadly triangular parcel of land, extending to 

around 4.5 hectares, located to the west of Watling Street and to the north of Old 

Orchard. The site is mainly adjacent to residential properties to the east and south, 

whilst open fields mainly lie to the west of the site beyond existing trees. Watling 

Street Caravan Park and an electricity substation lie beyond the north eastern 

boundary of the site, whilst a petrol station is opposite the site’s north western 

most point. The site principally slopes down from Watling Street towards the fields 

west of the application site. The site is currently used for agricultural purposes and 

is sited within the Metropolitan Green Belt.

4.4. The Proposal



4.1. Outline application (access) - Erection of up to 95 dwellings, including 40% 
affordable dwellings and 5% self-build and custom build dwellings, public open 
space, landscaping and associated infrastructure - AMENDED & ADDITIONAL 
INFORMATION

5.5. Representations

5.1. Please refer to the appended report for details of the consultation exercises 
undertaken in respect of this application prior to the committee meeting of 
14/08/2023.

5.2. Following the receipt of additional information after the committee meeting of 
14/08/2023, a further round of public consultation was undertaken. This involved 
local residents and the Parish Council being written to, as well as new site notices 
being displayed in the vicinity of the application site.

5.3. Since the previous committee report was drafted, comments objecting to the 
proposed development have been received from: Greenbelt; 161 Watling Street; 
28A Seaman Close; 23 Mount Drive; 31 Old Orchard; 1 Old Orchard; 9 The Rise; 
12 Sycamore Drive; 15 Mount Drive; 15 Birchwood Way; 16 Brinsmead; Park St 
Resident Association; 3 The Rise; 14 Old Orchard; 139 Watling Street, 41 Mount 
Drive; 21 Old Orchard; 11 Mount Drive; 232 Watling Street; 18 Seaman Close; 3 
Hawfield Gardens; 16 Old Orchard; 139 Watling Street; 117 Watling Street; 1 
Maplefield; 151 Watling Street; 8 Old Orchard; 230 Watling Street; 1 Penn Road; 
180 Watling Street; 228 Watling Street; 104 Tippendell Lane; 23 Old Orchard; 10 
Old Orchard; 3 Penn Road; 4 Old Orchard; 21 Upton Close; 208a Watling Street; 
92 Tippendell Lane; 167 Park Street; 9 Old Orchard; 1 Old Orchard; Ambleside; 
147 Watling Street; 218 Radlett Road; 10 Mount Drive; 188 Watling Street; 190 
Watling Street; 13 Wynchlands Crescent; 135 Watling Street; 27 Mount Drive; 46 
Mount Drive. 

5.4. Comments from incomplete addresses were also received. Multiple responses 
from the same address were also received.

5.5. These comments can be summarised as:

 Loss of Green Belt

 No very special circumstances

 Coalescence

 Concerns with Green Belt Review and Draft Local Plan

 Previous appeal next to site dismissed

 Green Belt appeals have been dismissed elsewhere

 Inaccurate additional information 

 Disagree with additional information

 Loss of agricultural land

 Concerns with traffic count

 Access is on a hill



 Access safety

 Impact on Park Street Roundabout

 Railfreight impacts

 Traffic pollution

 Poor service on Abbey Line

 Concerns with road safety audit

 Footpath safety

 Dropped kerbs are a bare minimum

 Independent traffic survey was requested

 Visual impact

 Density too great

 Pedestrian access to St Albans is through a tunnel

 Flooding and drainage impacts

 Site is unsustainable

 Cause strain on infrastructure

 Impact on capacity on Midway Surgery

 Schools are oversubscribed

 Would not provide affordable housing

 People don’t need to live in St Albans 

 Wildlife impacts

 Flaws in previous officer report

 Approving application would be unlawful

 Breach of Development Management Procedure Order

 No consideration being given to the impact this will have on the local 
community

 Won’t benefit local people

 Other permissions have been granted in the area

5.6. Councillor Nuala Webb commented on this application in objection. The comments 
can be summarised as:



 Current Green Belt review contradicts previous ones which found that the 
site contributed to the Green Belt

 Site visit recommended to see the extent to which the site is surrounded by 
houses

 Traffic surveys based on data taken during a lockdown period

 The impact on Park Street Roundabout is not recognised

 Local knowledge is invaluable

 The impact of Railfreight has not been considered

 Access arrangements are potentially dangerous being near brow of a hill

 Safety concerns re. footpaths and pedestrian access

 The proposed housing will not meet the needs of local residents, some of 
whom are about to be made homeless

5.7. Comments in support of the application was received from 40 Park Street Lane 
and 32a Hazel Road, which can be summarised as:

 Additional information is welcomed

 Many objections from NIMBYs who themselves live in houses that were built 
in the Green Belt

 Traffic impact will be reduced/ mitigated somewhat through Railfreight 
improvements – not all warehouses will generate heavy traffic such as 
trucks

 Green Belt assessment did not see a detrimental impact on the Green Belt

 Would not result in coalescence

 Scheme would provide wider benefits such as footpath provision

 Proposed footpath is welcomed

 Development will benefit those people without houses

6.6. Consultations:

6.1. Following the previous committee meeting, Officers have consulted Spatial 
Planning and HCC Highways on the additional information provided. The below 
responses should therefore be read in conjunction with the consultation responses 
as reported to committee previously (included at Appendix One).

6.2. Spatial Planning

6.2.1. We understand that additional information was received consisting of:

• Technical Note re. Traffic Impact of Proposed Development (Traffic Counts) 

• Road Safety Audit 



• Designer's Response to Road Safety Audit 

• Proposed Site Access Plan 

• Swept Path Analysis Plan

• Green Belt Review (Letter of Recommendation)

6.2.2. Spatial Planning response to this re-consultation:

No change from previous response dated June 2023.

6.3. HCC Highways (Response date 13/12/2023)

6.3.1. Notice is given under article 22 of the Town and Country Planning (Development 
Management Procedure) (England) Order 2015 that Hertfordshire County Council 
as Highway Authority does not wish to restrict the grant of permission.

Analysis

6.3.2. HCC Highways has been consulted on a Stage 1 Road Safety Audit for a 
proposed scheme associated with the proposed development at Land Between 
Caravan Site And Watling Street Park Street St Albans.

6.3.3. The purpose of the scheme is to provide a priority junction to facilitate access from 
Watling Street (A5183) to a residential development of up to 95 dwellings, with 
associated infrastructure. The proposed development site is located north of Park 
Street village and currently consists of agricultural land bounded to the west by 
hedgerows and arable farmland, and to the east by Watling Street. A simple 
priority T-junction is proposed on the A5183 Watling Street to provide vehicular 
access to and egress from the proposed development.

6.3.4. The Stage 1 Road Safety Audit has been reviewed by the HCC Road Safety team 
and provided the following comments:

Possible risk of hazards to pedestrians and pedal cyclists.

6.3.5. The drawings show a 2m wide footway to the north of the access and 3m wide 
cycleway to the south of the access are proposed. During the site visit it was noted 
that at the proposed access location, the existing footway is a very narrow track.

6.3.6. There is a considerable amount of vegetation at ground level and low hanging 
branches which could pose a hazard to pedestrians and pedal cyclists using the 
route with a risk of pedestrians tripping over or cyclists falling from their bikes. 
There is also a risk of users of the footway spilling into the carriageway, increasing 
the risk of collisions with road users.

6.3.7. It was recommended the vegetation clearance is undertaken to the north of the 
proposed access, extending to the existing section of clear footway, and to the 
south of the access to allow a clear route to the existing bus stop.

6.3.8. The designer response identified the recommendation is accepted. Vegetation 
clearance to be undertaken prior to completion of the junction works to ensure 
access along the footway is clear.

6.3.9. HCC Road Safety confirmed the designer's response is considered acceptable. 
The plan referred to in Appendix A has been provided as part of this review.



Possible risk of collisions between road users and the central island.

6.3.10. It is noted on the swept path analysis that tracking has been provided for a Vulture 
2225 refuse vehicle, and that this vehicle type can just make the right turn out of 
the access without colliding with the existing central island to the south of the 
access in Watling Street. However, this swept path analysis suggests that it is 
unlikely that a longer vehicle such as a large removal lorry would be able to make 
the right-turn without overrunning the kerb lines, increasing the risk of collisions 
with the island and injury to occupants of long vehicles.

6.3.11. Recommendation for swept path analysis to be undertaken for all vehicles likely to 
use the access and that measures are undertaken such as relocating the island if 
manoeuvres cannot be undertaken within the kerb lines.

6.3.12. The designer response accepted the recommendation. Tracking of an 18 tonne 
Rigid vehicle has been undertaken and included in Appendix B of this document. 
This demonstrates that an 18T vehicle can turn right out of the access without 
colliding with the island. It is anticipated that access for 18T vehicles will only be 
required very infrequently. Furthermore, the existing traffic island has high 
containment kerbs to protect the island from vehicle overrunning. Nonetheless, the 
swept path analysis will be repeated at detailed design to confirm whether the 
traffic island requires modification or relocation.

6.3.13. HCC Road Safety confirmed the designer's response is considered acceptable. 
The swept paths mentioned in Appendix B have been provided as part of this 
review.

Possible risk of trip hazards for pedestrians and cyclists

6.3.14. It is noted from the drawings that no drop kerb crossing points are proposed to 
assist pedestrians and cyclists to cross the proposed access along the western 
side of Watling Street. This may result in a trip hazard for pedestrians, and cyclists 
may have to ‘bump’ their bicycles up and down the full height kerb, increasing the 
risk of injury.

6.3.15. Recommendation that a drop kerb crossing point with tactile paving is provided at 
the mouth of the proposed access within the pedestrian desire line.

6.3.16. Designers response accepted the recommendation. Dropped kerb at the mouth of 
the site access to be included in the detailed design to provide a safe crossing 
point for pedestrians.

6.3.17. HCC Road Safety identified the designer's response is considered acceptable.

7.7. Relevant Planning Policy

7.1. The local planning policy context remains as reported to committee previously (as 
per the appended report).

7.2. Since the previous committee meeting, the National Planning Policy Framework 
has been updated. This is considered further in the report below.

8.8. Discussion 

8.1. Background

8.1.1. This planning application was previously reported to the 14/08/2023 Planning 
(Development Management) Committee, where the application was deferred to 



seek advice from expert witnesses in respect of reasons for refusal. The following 
were put forward as potential reasons for refusal to be investigated:

The proposed development comprises inappropriate development, for which 
permission can only be granted in very special circumstances. There is harm to 
the Green Belt and other harm which is not clearly outweighed by other 
considerations (paragraph 148 NPPF 2021). We do not consider that the benefits 
outweigh the harm caused by this proposed development due to the harm to the 
Green Belt openness, coalescence and merging of towns and urban sprawl. The 
harm also relates to landscape character and the loss of agricultural land. The 
proposal is therefore contrary to the National Planning Policy Framework 2021, 
Policy S1 of the St Stephen Parish Neighbourhood Plan 2019-2036 and Policy 1 
and Policy 102 of the St Albans District Local Plan Review 1994.

By reason of insufficient information in the form of accurate traffic surveys and 
detailed consideration of the access into and out of the site in particular, right turns 
into and out of the site, the applicant has failed to demonstrate that the proposal 
would not have a severe impact on the highway network and would fail to comply 
with the National Planning Policy Framework 2021. 

In the absence of a completed and signed S106 legal agreement or other suitable 
mechanism to secure the provision of affordable housing provision; self-build 
dwellings; biodiversity new gain; provision of open space and play space; health 
contributions; education contributions; library service contribution; youth service 
contribution; leisure and cultural centres contribution; provision of highways 
improvements and sustainable transport measures; the infrastructure needs of the 
development and benefits put forward to justify Very Special Circumstances would 
not be met and the impacts of the proposal would not be sufficiently mitigated. The 
proposal is therefore contrary to the National Planning Policy Framework 2021, the 
St Stephen Parish Neighbourhood Plan 2019-2036 and Policy 143B 
(Implementation) of the St. Albans District Local Plan Review 1994.

8.1.2. Following the 14/08/2023 meeting, Officers have sought the views of potential 
expert witnesses and have continued work in progressing the legal agreement on 
the application. Moreover, additional information was received from the applicant 
on the application.

8.1.3. This new report therefore seeks to respond to the above matters. The next section 
of the report will consider the additional information provided by the applicant, with 
the section after considering the responses from potential expert witnesses. The 
other matters section thereafter will provide updates and consideration of matters 
as required which have been raised since the deferral, before Officer conclusions 
are set out at the end of this section of the report. As noted above, as this report is 
focussed primarily on matters arising out of and from the previous committee 
meeting, and this report should therefore be read in conjunction with the previous 
committee report which is appended at appendix one. 

8.2. Additional Information

8.2.1. Since the previous committee meeting, several pieces of additional information 
have been received. This includes a letter in respect of the Green Belt Review. 
The letter provides some background to the green belt review process, noting the 
site was identified as being located within Parcel DB28 of the Stage 1 Green Belt 
Review, and as being located within Parcel SA-108 of the Stage 2 Review. The 
letter advises that in their opinion the parcel feels connected to the existing 
settlement and cannot be described as unspoilt. The letter advises that ‘when 
viewing the parcel from the north, it is possible to look across the parcel and view 
settlement edge dwellings along two of its three boundaries. Mature vegetation 
along the parcel’s western edge creates a strong defensible boundary between the 



parcel and open countryside beyond, and serves to contain the parcel to the west, 
further strengthening its relationship to the settlement edge to the east and its 
isolation from the surrounding countryside.’ The letter then goes on to compare the 
performance of the parcel the site is located within to other parcels within the 
green belt review. 

8.2.2. Officers note that this letter was prepared in respect of the recent local plan 
consultation, and therefore raises a number of specific points (such as 
comparisons to the performance of other land parcels) which are not wholly 
relevant to the determination of this application. It is however noted that spatial 
planning has commented that their position on this application has not changed 
since their previous response. Moreover, after reviewing the content of the letter, 
the view of Officers in respect of the Green Belt and visual impacts is unchanged 
from that set out in detail in the appended report. 

8.2.3. A suite of additional highways documents and plans were also provided, including 
a Technical Note re. Traffic Impact of Proposed Development (Traffic Counts), 
Road Safety Audit, Designer's Response to Road Safety Audit, Proposed Site 
Access Plan, Swept Path Analysis Plan, Green Belt Review (Letter of 
Recommendation).

8.2.4. Hertfordshire County Council as Highways Authority were consulted on the above. 
Their analysis shows that the risk of hazards to pedestrians and pedal cyclists is 
acceptable subject to vegetation clearance being undertaken. In respect of the risk 
of collisions between road users and the central island, following the undertaking 
of swept path analysis, it is considered that the proposal would be acceptable. The 
swept path analysis will be repeated at detailed design stage to confirm whether 
the traffic island requires modification or relocation. In respect of the risk of trip 
hazards to pedestrians and cyclists, there will now be a dropped kerb at the mouth 
of the site access to be included in the detailed design to provide a safe crossing 
point for pedestrians, which the highways authority considers acceptable.

8.2.5. Based on the above, Officers have no reason to disagree with the findings of the 
highways authority. It is considered that on the basis of the additional information 
provided, a safe access into the site can be provided. Officers recommend that the 
proposed site access plan (5153233-ATK-GEN-PRKST-DR-C-000001 Rev P1.6) 
is included within the approved plans condition as it is more up-to-date than that 
listed in this condition previously. 

8.3. Responses from expert witnesses following deferral

8.3.1. The deferral essentially had three potential reasons for refusal. Officers went out 
to consultants in respect of reasons one and three as they related mainly to 
planning matters, and separately in respect of reason two as this related to a 
technical matter. It should be noted that the responses outlined below were 
received prior to the additional information considered above being available.

Reason One – Green Belt and Reason Three – Legal Agreement

8.3.2. In line with standard practice, Officers went out to three consultants to seek their 
views on the defensibility of the first and third reason for refusal. Two responses 
were received, albeit one response advised of a potential conflict of interest. To 
this end, the detailed response that was received in respect of this reason set out 
the following:

As I understand matters the site in question is a draft allocation site in the 
emerging Reg 18 Local plan.  As such, at this time it comprises a site that the 
Council are promoting to meet their housing needs over the plan period and is 
(presumably) sequentially preferable to the other sites in the HEELA and GB 
Studies. 



The eLP will inevitably result on housing sites being accommodated in the current 
Green Belt.  The Council does not have a 5YHLS and the HDT score is below 
75%.  The Affordable Housing position is acute and CSB completions are well 
below demand. 

In that context given the weight to the “other considerations” and the reduced 
weight to harm I would not be able to defend RfR 1 as in light of the Bullens Green 
decision this site would appear to have more favourable features that are accepted 
by the Council (in light of its draft allocation).  In essence the Council’s position 
would appear to be one of prematurity and the NPPF advises that such arguments 
are rarely successful and the proposals do not appear to meet the exceptions in 
paragraph 49 NPPF.

With regard to RfR 3 that is defendable but I would assume that the Appellant will 
complete a s106 ahead of the appeal being heard and at that point the reason will 
fall away, or have they said they will not enter into a s106 undertaking?

8.3.3. In the above it is understood that eLP is emerging local plan, HEELA is Housing 
and Economic Land Availability Assessment, GB is Green Belt, 5YHLS is five year 
housing land supply, HDT is housing delivery target, CSB is custom and self-build, 
and RfR is reason for refusal.

8.3.4. Officers would advise that the above would be in keeping with their assessment of 
the application, particularly as per the ‘planning balance’ section of the appended 
officer report at section 8.16. Whilst weight was afforded to Green Belt harm (in 
terms of inappropriateness, openness and conflict with Green Belt purposes), 
landscape and visual effects, and loss of agricultural land; this harm was clearly 
outweighed by other considerations including the provision of 95 new homes, 
affordable housing provision, open space and play space provision, 10% 
biodiversity net gain provision, and the economic benefits of the proposed 
development. A detailed analysis of the Green Belt impact of the proposed 
development was included at Section 8.3 of the appended officer report which 
remains unchanged since the previous committee meeting.

8.3.5. In respect of the legal agreement, Officers would advise that this would appear to 
be at an advanced stage, and in line with the above comments from the 
consultant, Officers would expect this reason to fall away at appeal stage.

Reason Two - Highways

8.3.6. In line with standard practice, Officers went out to three consultants to seek their 

views on the defensibility of the second reason for refusal. Two detailed responses 

were received, whilst a third quote was received offering to look into highways 

matters in more detail. 

8.3.7. The first detailed response received set out the following:

The TA itself is robust and it is clear from the consultation that the LHA ultimately 
had no objection to the development proposal. The initial advice included at 
Appendix A of the TA sets out an objection in principle to the formation of a new 
access on Watling Street based on policy at the time of writing but it notes that this 
is pending adoption of the new Local Plan. The site is, however, a draft allocation 
L2 in the Reg 18 Draft Local Plan, which I believe would outweigh the original 
objection in principle. 

Some of the details pertaining to the access are a little confused throughout – the 
initial advice from highways identified a requirement for lateral visibility of 90m 
within a 40mph limit and references DMRB for this – I would have expected 120m. 
However, again, the ATC undertaken on Watling Street shows traffic speeds to be 
generally lower than 40mph, with 85%ile speeds (normally taken as the design 



speed) of ~37mph in either direction. The visibility requirement for a design speed 
of 37mph is 90m, so the access has ended up being shown with the correct lateral 
visibility in my view. 

The one factor relating to the access that I would have expected to see for the 
standard of major road and the level of turning movements is a ghost island right 
turn lane. This is not featured on the proposed access. However, this is not a 
mandatory requirement in the DMRB standards and the wording can be 
interpreted in different ways. The requirement for a ghost island right turn to be 
considered is when the level of movement on the minor road exceeds 300 vehicles 
per day. The trip generation of the proposal site will exceed this. 

Relevant wording is included in two sections of the design guidance: 

1.1. The 2-way AADT design year flows are used to determine the approximate 
level of junction provision prior to more detailed traffic modelling to check capacity. 

This note within the standards is something of a ‘get out of jail free’ card when it 
comes to provision of a right turn lane – the applicant has checked the capacity of 
the junction as shown and demonstrated that it will provide sufficient capacity. 

2.2. Priority junctions shall include a major road central treatment when the minor 
road flow exceeds 300 vehicles 2-way annual average daily traffic (AADT), or the 
major road flow exceeds 13,000 vehicles 2-way AADT. 

This is the principal reference and the section of the standard that I would have 
expected to apply in this case – however it does not specify a full ghost island right 
turn lane, only ‘major road central treatment’ and there is hatching along the centre 
of Watling Street at present in the vicinity of the access. 

As noted, there is currently central hatching on Watling Street, this could be 
interpreted as major road central treatment. No modification to the hatching is 
shown on the proposed access drawing, not even formation of a break in the 
hatching, but this could readily be modified and could even be undertaken at a 
later design stage. 

Formation of a full ghost standard island right turn lane would be much more 
challenging, as this is likely to involve widening of the road which would likely also 
affect trees – but the requirement for this would come down to an interpretation of 
the wording in the design standard as set out above, and on balance for the scale 
of the scheme and dominant types of vehicles (cars) a lower scale of provision can 
more readily be argued to be acceptable. 

On the matter of traffic surveys, I note that the survey data was submitted and is 
available on the portal, and even though the surveys were undertaken in 
November 2021 during the Covid period – this was not a period when lockdowns 
were in force. Further, post-pandemic traffic levels have not risen to pre-pandemic 
levels, in part due to a higher proportion of workers continuing to work at home for 
some or part of the week. I would imagine therefore that traffic flows on Watling 
Street will not have risen significantly and certainly not to a level that would cause 
capacity to be an issue at the access. New surveys could easily be undertaken by 
the applicant to demonstrate this. 

In summary, whilst I consider there to be imperfections and I would even add that 
the reference to right turn movements in the rfr is a relevant one, I would expect 
that any outstanding concerns could be resolved and that the balance would be in 
favour of the applicant on Appeal with regard to highways.

8.3.8. The second detailed response received set out the following:

Thank you for sending through details of the above.  I have been through the 
application, the highway responses and the committee report and have set out my 



views below.  As usual with appeals it is not a clear cut decision one way or the 
other. 

The application is for up to 95 dwellings with associated landscaping, open space 
and associated infrastructure.  The Members are minded to refuse, against officer 
advice, and require advice on ability to defend that decision at appeal.  Three 
potential reasons for refusal are set out of which the second is highway related, 
namely: 

“2.     By reason of insufficient information in the form of accurate traffic surveys 
and detailed consideration of the access into and out of the site in particular, right 
turns into and out of the site, the applicant has failed to demonstrate that the 
proposal would not have a severe impact on the highway network and would fail to 
comply with the National Planning Policy Framework 2021.” 

It is a relevant consideration that Hertfordshire County Council as highway 
authority did not ultimately object to the scheme subject to certain improvements, 
and this does potentially carry some weight as if we were appearing for the 
developer I would stress that fact often.  Therefore in the paragraph below I will 
discuss the merits of a highway refusal and then discuss how we could reasonably 
argue that Hertfordshire County Council were misguided in their response.  

In terms of the case itself, the first important element is the fact that the traffic 
surveys were done when the impacts of COVID were still being felt.  We can 
clearly therefore cast considerably doubt on the validity of the data which is of 
course a strong starting point.  If it does go to appeal a modest survey to establish 
the current level of traffic on Park Lane would be worthwhile as it should 
(hopefully) show a higher level of flow and in budget terms would be relatively 
cheap.  In general current flows are not back to pre lockdown levels but are higher 
than in 2021.  

The next consideration is the performance of the access in capacity terms.  Here 
the case is much weaker as the analysis in the Transport Assessment shows very 
low ratios of flow to capacity (RFC) with quite a bit of spare capacity available.  
(The actual highest RFC is 0.11 and for a junction to be approaching capacity it 
would need to be in the range 0.85-1.00.)  In practical terms this means that even 
if we could show the traffic flows on Park Street are now significantly higher the 
junction would almost certainly still operate well within capacity.  We would of 
course look at this, including the trip generation/distribution and background 
growth) but it is very unlikely that an objection could be sustained based on the 
performance of the access.  

In addition of course if it were at an appeal the appellants would almost certainly 
resurvey and present updated results.  

If however we look slightly further afield the case is more promising.  I am referring 
of course to the Park Street roundabout.  This was not analysed in the original 
Transport Assessment but at Hertfordshire County Council’s request was 
modelled with the results set out in the Transport Assessment Addendum.  There 
are a number of relevant comments about this analysis: 

i)       The survey date is November 2021 so previous comments apply.  

ii)      The modelling shows the junction operating close to capacity with the 
development in place in the PM peak (maximum RFC value 0.96).   

iii)     The modelling shows only modest queues.  In practice, as acknowledged in 
the Transport Assessment Addendum, the junction does queue in the peak hour 
demonstrating the junction modelling is weak.  

iv)     The Transport Assessment Addendum does briefly comment on this but 
frankly it is mainly waffle.  The modelling work should have been revisited so more 



realistic queues were modelled.  It is a fact with ARCADY (the model used for the 
assessment) that when operating just within capacity forecast queues are modest 
but as soon as capacity is exceeded they build up quite quickly.  The assessment 
should have revisited the various input parameters to see if adjustment were in 
order as, for example, modest amendments to the geometrical impacts can easily 
make a difference.  It is clear that the modelling is overoptimistic in accessing the 
junction’s performance.  It is relevant to note that in their response Hertfordshire 
County Council do not accept the modelling although for reasons that will be 
discussed later they still didn’t object. 

v)      This becomes important because the Transport Assessment Addendum then 
points out that the development traffic itself has little impact on the RFCs and 
queue lengths and so doesn’t have a detrimental impact.  This is true based on 
their analysis.  However, as previously stated, once a junction exceeds capacity 
queues build up quite quickly and so if revised modelling shows the junction over 
capacity the impact of the development could be greater.  On this basis as well as 
having a detailed look at the input parameters it would also be worth revisiting the 
survey data.  Ideally the roundabout should be resurveyed, but this would not be 
as cheap as a simple count on Park Road, so the Council may not want the 
expense.  In that case it would be possible to use the Park Road count to calculate 
a percentage increase in flow since 2021 and apply that to the 2021 roundabout 
survey.  

vi)     The test of course, based on NPPF, is whether the impact is severe.  As I am 
sure you are aware “helpfully” severe is not defined but even a small increase in 
queues is easier to argue as unacceptable if the junction is already under strain.  

To conclude this part therefore there is a case to be made on an unacceptable 
impact on the wider network, namely the Park Street roundabout.  It is not 
guaranteed to be successful because an Inspector may still, in considering the 
planning balance and the lack of a 5 year supply, think the impact is not severe 
enough to warrant refusal but there is certainly a case to be made.  

With regards Hertfordshire County Council, I am slightly surprised they weren’t 
more robust on this one.  It is however helpful they didn’t accept the Park Street 
roundabout modelling.  Their case is that any potential impact is offset by the 
proposed active travel measures including a toucan crossing, upgraded footways, 
bus stop improvements and the Travel Plan.  To be frank this position doesn’t 
surprise me as Hertfordshire County Council are very enthusiastic about active 
travel and the level of modal shift they think they can achieve, as I have found in 
discussions with them elsewhere where I am acting for developers.  This approach 
is of course to be applauded up to a point but there needs to be some realism as 
to what can be achieved.  I think it is quite legitimate to argue that the kind of 
measures proposed here are basic measures you would expect to see for a 
development of this size, and not ones that are going to cause significant levels of 
modal shift for existing drivers (noting the junction is already at capacity) or vastly 
reduce the level of traffic generation from the development itself.  The wording 
would therefore have to be careful, as active travel is to be encouraged, but we 
can present a case that Hertfordshire County Council have overestimated the 
active travel benefits and underestimated the traffic impact of the development and 
therefore their lack of objection was misplaced.  

In conclusion therefore a highway objection can be supported.  It cannot be certain 
of success as you can never fully anticipate an Inspector’s view, but at the least 
should give some weight to the negatives in the planning balance.  I would 
however suggest the wording of the reason for refusal, if included, should focus 
less on the access and more on the impact of the development on the wider 
highway network.



8.3.9. In respect of the first detailed response, it is clear that while there are some 
concerns with the highways impact of the development (particularly in relation to 
turning right), overall the advice received sets out that the balance would be in 
favour of the appellant at appeal. In respect of the second detailed response, 
concerns are also raised albeit are instead arguably focused on Park Street 
roundabout and active travel instead, but equally stresses that success at appeal 
cannot be certain.

8.3.10. Officers note that the two detailed responses received do focus on different 
matters, and both do set out that there is a planning balance to be made at an 
appeal, and to this end Officers would not be optimistic about prospects for 
success in respect of defending the second potential reason for refusal. It should 
be borne in mind that Hertfordshire County Council as highway authority has not 
objected to the proposed development, and the matters raised in the potential 
reason for refusal appear subjective in the view of Officers based on the above 
responses. Moreover the Council cannot currently demonstrate a five year housing 
land supply, and as such even if highways harm were to be identified, the 
proposed development would provide significant benefits which could conceivably 
be argued on appeal outweigh any highways harm in this case.  

8.3.11. The third quote received offered to undertake some preliminary investigations to 
ensure that the Council’s position is as strong as possible, to meet two primary 
objectives of avoiding having an award of costs made against the Council, and 
having the appeal dismissed. Given the resolution was for officers to seek 
independent views on potential reasons for refusal, whilst the quote remains on 
the table, it has not been actioned further by Officers at this time.

Conclusions

8.3.12. Ultimately the proposed development has factors they weigh against the grant of 
planning permission, and factors that weigh in favour of planning permission. On 
any major planning application such as this, weighing these factors up is an 
important part of the determination process. The responses included above were 
sought in response to the previous deferral of this application. Whilst Officers note 
the content of the responses received, the officer recommendation on this 
application remains unchanged. As noted above and considered in detail in the 
appended report, it is not considered that the first reason for refusal would have 
good prospects of success at appeal. The second reason for refusal would based 
on the above appear to raise matters of subjectivity, which coupled with the lack of 
objection from the highway authority and the wider benefits of the scheme, is 
similarly not considered likely to have good prospects of success at appeal. The 
third reason for refusal would likely fall away at appeal given the progress being 
made with the legal agreement.

8.4. Other Matters

Legal Agreement

8.4.1. As noted above, work on the legal agreement has been progressing since the 
application was last reported to committee, and is now at an advanced stage. It is 
expected that the legal agreement can be finalised and signed in the near future. 

National Planning Policy Framework (NPPF)

8.4.2. Since the publication of the previous committee report, the NPPF has been 
updated, with the most recent version being issued in December 2023. On the 
whole, Officers do not consider that the changes made to the NPPF are 
particularly significant in the context of determining this planning application. 
Nevertheless, Officers have set out below some of the more noteworthy changes 



to the NPPF in their view in relation to the determination of this application. The 
numbering below refers to the paragraph numbers in the new NPPF.

8.4.3. Paragraph 6 of the NPPF has now been updated and explicitly mentions the 
Written Ministerial Statement on Affordable Homes Update (24 May 2021) which 
contains policy on First Homes. As currently drafted, the definition of ‘affordable 
housing scheme’ within the draft legal agreement states “a scheme to be approved 
by the Council which specifies in relation to the Site securing a ratio of 2:1  
Affordable Rented Housing to Shared Ownership Housing (or such other tenure 
mix as may be agreed in writing with the Council) and which may be amended 
from time to time with the written approval of the Council”. Officers therefore 
consider there is some flexibility within the currently drafted definition such that 
First Homes could potentially be provided at this site, and as noted above the 
definition within the legal agreement could also potentially be updated prior to 
being finalised. On this basis, it is not considered that there would be conflict with 
the Government’s First Homes policy at this stage, with the overall affordable 
housing scheme to be fully considered at a later stage. As First Homes can 
constitute affordable housing provision, provided ultimately that 40% of the 
dwellings provided at the site constitute affordable housing provision, it is not 
considered that this matter would change the officer recommendation on this 
current application.  

8.4.4. Paragraph 14 of the NPPF in respect of the tilted balance and neighbourhood 
plans has been updated, albeit in this case the neighbourhood plan does not 
contain housing allocations.

8.4.5. Paragraph 140 of the NPPF now explains that local planning authorities should 
ensure that relevant planning conditions refer to clear and accurate plans and 
drawings which provide visual clarity about the design of the development, and are 
clear about the approved use of materials where appropriate. This will provide 
greater certainty for those implementing the planning permission on how to comply 
with the permission and a clearer basis for local planning authorities to identify 
breaches of planning control. Whilst this is noted, as this is an application for 
outline planning permission with access for approval, more detailed design matters 
would be considered further at reserved matters stage.

8.4.6. Paragraph 145 has been updated to clarify when Green Belt boundaries should be 
changed, and that proposals for changes should be made only through the plan 
making process. However, in this case the Green Belt designation of the 
application site would not alter as a result of granting planning permission. 

8.4.7. Given the above, the updates to the NPPF has not in the view of Officers 
significantly altered the way development proposals in the Green Belt should be 
determined. The changes to the NPPF primarily relate to the plan-making process. 
Therefore, as noted above, notwithstanding the changes made to the NPPF, the 
officer recommendation on this application remains unchanged.

Public comments

8.4.8. Officers re-consulted on the additional information received following the previous 
deferral. Many of the matters raised in the comments received are either 
considered above or in the appended officer report. The officer recommendation 
on this application remains unchanged, and it is considered that very special 
circumstances exist in this case to justify the granting of planning permission. 
Matters relating to the Green Belt impact of the development, loss of agricultural 
land, visual impact, wildlife impact, and density of the scheme are considered in in 
the appended report.



8.4.9. The determination of this application is separate from the local plan process. 
Comments received raise the determination of other planning applications and 
planning appeals, however each case falls to be determined on its own merits.

8.4.10. The additional information in respect of highways is considered above, and it is 
noted that the County Council as Highways Authority has not raised objections in 
this case. Improvements to local transport infrastructure are also being sought by 
legal agreement in this case which are detailed in the appended officer report. 
Whilst it is acknowledged that there are many objections in relation to the 
highways impact of the development, for the reasons set out above and in the 
appended report, it is not considered that the proposed development would be 
unacceptable in terms of its highways impact. 

8.4.11. The application site is considered to benefit from a sustainable location. The 
flooding/drainage impact of the development is considered acceptable in this case, 
and it is noted that a condition in respect of drainage is recommended. The section 
106 agreement has obligations included within it which should assist in ensuring 
the development does not have an unacceptable impact on local social and 
community infrastructure. 

8.4.12. The development will include affordable housing provision and this is being 
secured in the legal agreement.

8.4.13. Officers have taken into account all of the comments received on the application, 
and have followed due procedure in determining this application. However, 
notwithstanding the objections received, it is still considered that the application 
should be approved subject to conditions and a legal agreement. 

8.4.14. The comments in support of the application are noted.

8.5. Conclusions

8.5.1. Officers have considered the additional information, the responses from expert 

witnesses following the previous deferral, the updated NPPF and the public and 

consultee comments received as noted above. Whilst these changes have all 

been taken into account, the officer recommendation on this application remains 

unchanged. It is still considered that very special circumstances exist in this case 

which would outweigh the harm identified, such that planning permission should 

be granted. 

9.9. Comment on Town/Parish Council/District Councillor Concern/s

9.1.1. Please refer to appended report. The comments of Cllr Webb are noted – however 
for the reasons set out above and in the appended report, Officers are 
recommending that this application be granted subject to conditions and the 
completion of a legal agreement. 

10. Reasons for Grant/Refusal 

10.1. The site is situated in the Metropolitan Green Belt (Local Plan Review Policy 1). 
The proposed development comprises inappropriate development, for which 
permission can only be granted in very special circumstances, these being if the 
harm to the Green Belt and any other harm is clearly outweighed by other 
considerations (Paragraph 148 of the National Planning Policy Framework 2021). 
In this case, the harm relates to harm to the Green Belt openness and conflict with 
the purposes of including land within the Green Belt. The harm also relates to 
landscape character and the loss of agricultural land. The benefits include the 
provision of housing, affordable housing and self-build housing, the provision of 
open space and play space, the commitment to 10% BNG and economic benefits. 
These other considerations are considered to clearly outweigh the harm to the 



Green Belt in this particular case. There are no technical objections to the 
application. The access is considered safe and appropriate. The impacts of the 
development can be appropriately mitigated by way of planning conditions and 
obligations in a s106 agreement.

EQUALITY AND HUMAN RIGHTS CONSIDERATIONS 

Consideration has been given to Articles 1, 6, 8, 9, 10 and 14 of the First Protocol of the 

European Convention on Human Rights. It is not considered that the decision would result 

in a violation of any person’s rights under the Convention. 

When considering proposals placed before the Council as Local Planning Authority, it is 

important that it is fully aware of and has themselves rigorously considered the equalities 

implications of the decision that they are taking. Therefore, rigorous consideration has 

been undertaken by the Council as the Local Planning Authority to ensure that proper 

appreciation of any potential impact of the proposed development on the Council's 

obligations under the Public Sector Equalities Duty. 

The Equalities Act 2010 requires the Council when exercising its functions to have due 

regard to the need to (a) eliminate discrimination, harassment, victimisation and other 

conduct prohibited under the Act; (b) advance equality of opportunity between persons 

who share a relevant protected characteristic and persons who do not share it and (c) 

foster good relations between persons who share protected characteristics under the 

Equality Act and persons who do not share it. The protected characteristics under the 

Equality Act are: age; disability; gender reassignment; marriage and civil partnership; 

pregnancy and maternity; race; religion and belief; sex and sexual orientation. 

It is considered that the decision has had regard to this duty. The development would not 

conflict with either St Albans City and District Council's Equality Policy and would support 

the Council in meeting its statutory equality responsibilities.

RECOMMENDATION: Conditional Permission Decision Code: A1A1

11. Conditions

1.1. Details of the appearance, landscaping, layout, and scale, (hereinafter 
called, the reserved matters) shall be submitted to and approved in writing by the 
Local Planning Authority before any development begins and the development 
shall be carried out as approved.

REASON Matters not particularised in the application are reserved for 
subsequent approval by the local planning authority. To comply with Section 92(1) 
of the Town and Country Planning Act 1990.

2.2. Application for approval of the reserved matters shall be made to the Local 
Planning Authority before the expiration of three years from the date of this 
permission.

REASON To comply with the requirements of Section 92 of the Town and 
Country Planning Act 1990.

3.3. The development hereby permitted shall be begun before the expiration of 
two years from the date of approval of the last of the reserved matters to be 
approved, whichever is the later.

REASON To comply with the requirements of Section 92 (2) of the Town and 
Country Planning Act 1990



4.4. The development hereby permitted shall be carried out in accordance with 
the following approved plans: 82-01 C, PP-01 F, 5153233-ATK-GEN-PRKST-DR-
C-000001 Rev P1.6.

REASON For the avoidance of doubt and in the interests of proper planning.

5.5. Details shall be submitted as part of an application seeking approval of scale 
at reserved matters stage showing existing land levels and proposed slab levels 
for each proposed dwelling/building.

REASON So as to ensure that the visual impact of the development is 
acceptable, in accordance with Policies 1 and 69 of the St Albans District Local 
Plan Review 1994, Policy S5 of the St Stephen Parish Neighbourhood Plan 2022, 
and the National Planning Policy Framework.

6.6. Full details of the proposed housing mix, including a breakdown of unit sizes 
and tenure, should be submitted as part of application(s) for reserved matters 
approval as required by Condition 1.

REASON To ensure a suitable dwelling mix at the site in accordance with Policy 
70 the St Albans District Local Plan Review 1994 and Policy S2 of the St Stephen 
Parish Neighbourhood Plan.

7.7. No development-related works shall take place within the site until a written 
scheme of archaeological work (WSI) has been submitted to and approved in 
writing by the Local Planning Authority. This scheme shall include a programme of 
initial trial trenching followed if required by open area excavation, followed by off-
site work such as the analysis, publication, and archiving of the results, together 
with a timetable for completion of each element. All works shall be carried out and 
completed in accordance with the approved scheme, unless otherwise agreed in 
writing by the Local Planning Authority. This must be carried out by a professional 
archaeological consultant or organisation in accordance with the agreed written 
scheme of investigation.

REASON To ensure adequate opportunity is provided for archaeological 
research on this historically important site. To comply with the National Planning 
Policy Framework paragraph 205. To ensure the appropriate identification, 
recording and publication of archaeological and historic remains affected by the 
development.

8.8. Following the completion of the fieldwork and if needed the post-excavation 
assessment in Condition 7, appropriate resources will be agreed with the Local 
Planning Authority for the post-excavation project generated by the archaeological 
WSI in Condition 7. This will include all necessary works up to and including an 
appropriate publication and archiving and will include an agreed timetable and 
location for that publication.

REASON To ensure adequate opportunity is provided for archaeological 
research on this historically important site. To comply with the National Planning 
Policy Framework paragraph 205. To ensure the appropriate publication of 
archaeological and historic remains affected by the development.

9.9. As part of applications seeking approval of landscaping and layout at 
reserved matters stage, detailed planting plans shall be submitted in relation to 
additional tree planting along the western site boundary.

REASON So that the landscape and visual impact of the development is 
acceptable. To ensure that adequate tree planting can be provided on the 
application site, which can effectively mitigate the visual harm arising from the 
development, and create a stronger defensible edge to the application site. So as 
to ensure that the visual impact of the development is acceptable, in accordance 
with Policies 1 and 74 of the St Albans District Local Plan Review 1994, Policy S5 
of the St Stephen Parish Neighbourhood Plan 2022, and the National Planning 
Policy Framework.



10. This permission does not extend to destroy, fell, lop or top the existing trees 
which are inside or outside the application site and which have been shown to be 
retained.  These trees shall be protected during the implementation of the 
development in accordance with the recommendations set out in BS 5837 and any 
supplementary protection requested by the Local Planning Authority.  Before 
excavation can commence, drawings shall be submitted to the Local Planning 
Authority giving details of the method of excavation, type of foundation proposed 
for the buildings and indicating how the roots of these trees shall be protected.  No 
construction works shall commence until such drawings have been approved in 
writing by the Local Planning Authority.

REASON To protect existing trees during the course of construction works in 
order to ensure that the character and amenity of the area are not impaired.  To 
comply with Policy 74 of the St. Albans District Local Plan Review 1994.

11. No development shall take place until a Site Waste Management Plan 
(SWMP) for the site has been submitted to and approved in writing by the Local 
Planning Authority. The SWMP should aim to reduce the amount of waste being 
produced on site and should contain information including estimated and actual 
types and amounts of waste removed from the site and where that waste is being 
taken to. The development shall be carried out in accordance with the approved 
SWMP.

REASON This is a pre-commencement condition to promote sustainable 
development and to ensure measures are in place to minimise waste generation 
and maximise the on-site and off-site reuse and recycling of waste materials, in 
accordance with Policy 12 of the Hertfordshire Waste Core Strategy and 
Development management Policies document.

12. A Construction and Environment Management Plan (CEMP) shall be 
submitted as part of application(s) for reserved matters approval, as required by 
Condition 1. The CEMP will need to formalise the proposals set out within the 
Preliminary Ecological Appraisal in respect of the practicalities of undertaking any 
works in the context of safeguarding biodiversity. A site walkover survey should 
also be provided as part of the CEMP.

REASON To maximise the on-site mitigation for biodiversity impact, in line with 
the requirements of the NPPF.

13. A Landscape and Ecological Management Plan (LEMP) shall be submitted 
as part of application(s) for reserved matters approval, as required by Condition 1 
and include:

a) A description of the objectives;

b) Details of habitats retained and created;

c) Maintenance of habitat/feature creation measures in the long term (30 years) 
and those responsible for implementation, delivery and management;

d) Lighting strategy (detailing how the ecological impact of light pollution will be 
minimised); 

e) Details of monitoring and potential mechanism for remedial measures to ensure 
habitat expectations are met.

f) Details (type and location) of integrated bat boxes and bird (swift) boxes to be 
included in the proposal;

g) Details of hedgehog highways between gardens;

h) Details of reptile hibernacula or other ecological features proposed within the 
site;

i) Details of the legal and funding mechanism(s) by which the long-term 
implementation of the plan will be secured;



The LEMP should cover all landscape areas within the site, other than small 
privately owned domestic gardens, unless specifically required in any of the 
criteria listed above.

REASON To maximise the on-site mitigation for biodiversity impact, in line with 
the requirements of the NPPF.

14. No development shall commence until full details (in the form of scaled plans 
and / or written specifications) have been submitted to and approved in writing by 
the Local Planning Authority to illustrate the following on-site arrangements: i) 
roads, foot/cycleways; ii) foul and surface water drainage; iii) visibility splays; iv) 
access arrangements; v) parking provision in accordance with adopted standard; 
vi) loading areas; vii) turning areas.

REASON To ensure suitable, safe and satisfactory planning and development of 
the site in accordance with Policy 34 of the St Albans District Local Plan Review 
1994.

15. Prior to the first occupation of the development hereby permitted the 
vehicular access shall be

provided and thereafter retained at the position shown on the approved plan 
drawing number

(Drawing No.5153233-ATK-GEN-PRKST-DR-C-000001_P1.5 - located within the 
Transport Assessment dated 14 January 2022). Prior to the first use of the 
development hereby permitted arrangement shall be made for surface water to be 
intercepted and disposed of separately so that it does not discharge onto the 
highway carriageway.

REASON To ensure satisfactory access into the site and avoid the carriage of 
extraneous material or

surface water onto the highway in accordance with Policy 34 of the St Albans 
District Local Plan Review 1994.

16. (Part A) Notwithstanding the details indicated on the submitted drawings no 
on-site works above slab level shall commence until a detailed scheme for the 
offsite highway improvement works has been submitted to and approved in writing 
by the Local Planning Authority. This should include the provision of a Road Safety 
Audit. For the avoidance of doubt the obligations to provide all offsite works are to 
be contained within highways land only and include, but are not limited to: - 

o A toucan or tiger parallel crossing to the north of the proposed site access 
junction; 

o Upgrading of footway on the eastern side of Watling Street from the proposed 
toucan or tiger parallel crossing to connect with the existing segregated footway / 
cycleway at Park Street Roundabout leading to St Albans; 

o Upgrading of the footway along the frontage of the site to a segregated footway / 
cycleway on the western side of Watling Street between the proposed toucan or 
tiger parallel crossing and using reasonable endeavours to upgrade the surface of 
the footway that links with Park Street Station; and 

o Upgrading of the bus stops located on both sides of Watling Street to the north 
of the site to provide shelter, seating, real time passenger information and kassel 
kerbs. 



(Part B) No dwellings within the scheme hereby permitted shall be occupied until 
the offsite highway improvement works referred to in Part A of this condition have 
been completed in accordance with the approved details; unless an alternative 
timeframe has been otherwise agreed in writing with the Local Planning Authority.

REASON To ensure construction of a satisfactory development and that the 
highway improvement works are designed to an appropriate standard in the 
interest of highway safety and amenity and in accordance with Policies 34 and 35 
of the St Albans District Local Plan Review 1994.

17. No works shall commence until detailed design drawings and a scheme 
outlining timescales for delivery are submitted and approved in writing by the Local 
Planning Authority that show the provision of the two active travel accesses, being:

a) North of the Site to Watling Street: -

This access point will provide a direct link from the site to the proposed toucan or 
tiger parallel crossing on Watling Street;

b) Centre of the site to Watling Street:

This access point will provide a direct link from the site to the cycleway beside 
Watling Street towards Park Street Station

The accesses stated above must be completed and available for use in 
accordance with the approved design details and the scheme outlining timescales 
for delivery.

REASON To ensure construction of a satisfactory development and to promote 
sustainable development in accordance Policies 34 and 35 of the St Albans 
District Local Plan Review 1994 and the National Planning Policy Framework.

18. Prior to the first occupation of the development hereby permitted a scheme 
for the parking of cycles including details of the design, level and siting of the 
proposed parking shall be submitted to and approved in writing by the Local 
Planning Authority. The scheme must be designed in line with the cycle parking 
standards contained in the DfT's Cycle Infrastructure Design LTN1/20. The 
scheme shall also outline a timescale for delivery of the aforementioned 
requirements. Development shall thereafter proceed in accordance with the 
approved scheme, and the cycle parking provision shall be retained in perpetuity 
for this purpose.

REASON To ensure the provision of adequate cycle parking that meets the 
needs of occupiers of the proposed development and in the interests of 
encouraging the use of sustainable modes of transport in accordance with Policies 
34 and 39 of the St Albans District Local Plan Review 1994 and the National 
Planning Policy Framework.

19. No development shall commence until vehicle swept path movements plans 
are provided for the following:

a. a large car accessing all car parking spaces allotted to both housing and visitor 
parking bays;

b. a fire tender vehicle accessing the site in a forward gear to all properties within 
the boundary of the internal road layout (once detailed under Condition 14); and

c. a refuse vehicle accessing all properties and being able to safely and within a 
legal distance of residents bin collection points for a vehicle of dimensions 
L:10.875m x W:2.5m.

REASON To ensure suitable, safe and satisfactory planning and development of 
the site in accordance with Policy 34 of the St Albans District Local Plan Review 
1994 and the National Planning Policy Framework.

20. No development shall commence until a Construction Management Plan has 
been submitted to and approved in writing by the Local Planning Authority. 
Thereafter the construction of the development shall only be carried out in 



accordance with the approved Plan. The Construction Management Plan / 
Statement shall include details of:

a. Construction vehicle numbers, type, routing;

b. Access arrangements to the site;

c. Traffic management requirements

d. Construction and storage compounds (including areas designated for car 
parking, loading / unloading and turning areas);

e. Siting and details of wheel washing facilities;

f. Cleaning of site entrances, site tracks and the adjacent public highway;

g. Timing of construction activities (including delivery times and removal of waste) 
and to avoid school pick up/drop off times;

h. Provision of sufficient on-site parking prior to commencement of construction 
activities;

i. Post construction restoration/reinstatement of the working areas and temporary 
access to the public highway;

j. where works cannot be contained wholly within the site a plan should be 
submitted showing the site layout on the highway including extent of hoarding, 
pedestrian routes and remaining road width for vehicle movements.

REASON In order to protect highway safety and the amenity of other users of 
the public highway and rights of way in accordance with Policy 34 of the St Albans 
District Local Plan Review 1994 and the National Planning Policy Framework.

21. No works involving excavations (e.g. piling or the implementation of a 
geothermal open/closed loop system) shall be carried until the following has been 
submitted to and approved in writing by the Local Planning Authority in conjunction 
with Affinity Water:

i) An Intrusive Ground Investigation to identify the current state of the site and 
appropriate techniques to avoid displacing any shallow contamination to a greater 
depth.

ii) A Risk Assessment identifying both the aquifer and the abstraction point(s) as 
potential receptor(s) of contamination.

iii) A Method Statement detailing the depth and type of excavations (e.g. piling) to 
be undertaken including mitigation measures (e.g. appropriate piling design, off 
site monitoring boreholes etc.) to prevent and/or minimise any potential migration 
of pollutants to public water supply. Any excavations must be undertaken in 
accordance with the terms of the approved method statement.

The applicant or developer shall notify Affinity Water of excavation works 15 days 
before commencement in order to implement enhanced monitoring at the public 
water supply abstraction and to plan for potential interruption of service with 
regards to water supply.

REASON Excavation works such as piling have the potential to cause water 
quality failures due to elevated concentrations of contaminants including turbidity. 
Increased concentrations of contaminants impacts the ability to treat water for 
public water supply. This can cause critical abstractions to switch off resulting in 
the immediate need for water to be sourced from another location, which incurs 
significant costs and risks of loss of supply during periods of high demand. To 
meet the aims of the National Planning Policy Framework.

22. If, during development, contamination not previously identified is found to be 
present at the site, then no further development shall be carried out until a 
Remediation Strategy detailing how this contamination will be dealt with has been 
submitted to and approved in writing by the Local Planning Authority in conjunction 



with Affinity Water. The remediation strategy shall be implemented as approved 
with a robust pre and post monitoring plan to determine its effectiveness.

REASON To ensure that the development does not contribute to unacceptable 
concentrations of pollution posing a risk to public water supply or health from 
previously unidentified contamination sources at the development site and to 
prevent deterioration of groundwater and/or surface water. To meet the aims of the 
National Planning Policy Framework.

23. Prior to the commencement of development, details of a Surface Water 
Drainage Scheme that does not include infiltration shall be submitted to and 
approved in writing by the Local Planning Authority in conjunction with Affinity 
Water.

REASON To provide confirmation that direct infiltration via soakaways will not 
be used due to the presence of contaminated land (historic landfill) and the risk for 
contaminants to remobilise, potentially impacting public water supply. To meet the 
aims of the National Planning Policy Framework.

24. A site investigation shall be carried out by a competent person to fully and 
effectively characterise the nature and extent of any land and ground gas 
contamination and provide information for a detailed assessment of the risk to all 
receptors that may be affected. The site investigation shall comply with 
BS10175:2011+A2:2017 Investigation of potentially contaminated sites - Code of 
practice. Copies of the interpretative report shall be submitted to the LPA without 
delay upon completion.

REASON To ensure that adequate protection of human health is maintained for 
the lifetime of the development. To comply with Policy 84 of the St. Albans District 
Local Plan Review 1994.

25. The results of the site investigation and the detailed risk assessment referred 
to in Condition 24, shall be used to prepare an options appraisal and remediation 
strategy giving full details of the remediation measures required and how they are 
to be undertaken. The options appraisal and remediation strategy shall be agreed 
in writing with the LPA prior to commencement and all requirements shall be 
implemented and completed to the satisfaction of the LPA by a competent person.

REASON To ensure that adequate protection of human health is maintained for 
the lifetime of the development. To comply with Policy 84 of the St. Albans District 
Local Plan Review 1994.

26. A verification report demonstrating completion of the works set out in the 
remediation strategy in Condition 25 and the effectiveness of the remediation shall 
be submitted in writing and approved by the LPA. The report shall include results 
of validation sampling and monitoring carried out in accordance with an approved 
verification plan to demonstrate that the site remediation criteria have been met. It 
shall also include any plan for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action, as identified in the 
verification plan. The long-term monitoring and maintenance plan shall be 
implemented as approved.

REASON To ensure that adequate protection of human health is maintained for 
the lifetime of the development. To comply with Policy 84 of the St. Albans District 
Local Plan Review 1994.

27. No development shall be commenced until details of the surface water 
drainage scheme, based on sustainable drainage principles together with a 
programme of implementation and maintenance for the lifetime of the 
development, have been submitted to and approved in writing by the Local 
Planning Authority, which must include the following:

a. A fully detailed surface water drainage scheme has been submitted. The 
scheme shall include the utilisation of contemporary and appropriate sustainable 



drainage (SuDS) techniques, with reference to the 'Watling Street, Park Street 
Drainage Strategy' by Hydrock and dated 13th October 2022.

b. Accompanying hydraulic modelling calculations for the entire surface water 
drainage scheme should be submitted and approved. These detailed calculations 
should demonstrate that both the site and surrounding area

will not flood from surface water as a result of the development for a full range of 
return periods and durations for summer and winter storm events, up to the 1 in 
100 year return period event including the correct allowance for climate change.

c. The maximum permissible flow controlled discharge rate shall no more than 2l/s 
for all events up to and including the 1 in 100 year return period event plus the 
correct allowance for climate change, as currently agreed in principle with Thames 
Water. This 'in principle' discharge agreement must be formally confirmed in 
writing with Thames Water and submitted in support of this condition, which shall 
also include full details of the point of connection, including cover and invert 
level(s).

d. Submission of final detailed drainage layout plan(s) including the location and 
provided volumes of all storage and sustainable drainage (SuDS) features, pipe 
runs, invert levels and discharge points. If there are areas to be designated for 
informal flooding these should also be shown on a detailed site plan. The volume, 
size, inlet and outlet features, long-sections and cross sections of the proposed 
storage and SuDS features should also be provided.

e. The surface water drainage plan(s) should include hydraulic modelling pipe 
label numbers that correspond with the hydraulic modelling calculations submitted, 
to allow for accurate cross-checking and review.

f. If any infiltration drainage is proposed on the final drainage layout, this should be 
supported with appropriate infiltration testing carried out to the BRE Digest 365 
Soakaway Design standard. This would also require confirmation of groundwater 
levels to demonstrate that the invert level of any soakaways or unlined attenuation 
features can be located a minimum of 1m above maximum groundwater levels.

g. A detailed assessment of the proposed SuDS treatment train and water quality 
management stages, for all surface water runoff from the entire development site. 
The inclusion of suitable proprietary surface water treatment devices on the 
proposed drainage infrastructure as part of the treatment train is acceptable.

h. The provision of a detailed plan showing the management of exceedance flow 
paths for surface water for events greater than the 1 in 100 year return period plus 
climate change event.

i. A construction management plan to address all surface water runoff and any 
flooding issues during the construction stage is submitted and approved.

j. If access or works to third party land is required, confirmation that an agreement 
has been made with the necessary landowners/consenting

authorities to cross third party land and/or make a connection to a proposed sewer 
chamber location.

k. A detailed management and maintenance plan for the lifetime of the 
development has been submitted and approved, which shall include the 
arrangements for adoption by an appropriate public body or water company, 
management company or maintenance by a Residents' Management Company 
and/or any other arrangements to secure the operation and maintenance to an 
approved standard and working condition throughout the lifetime of the 
development.

REASON To ensure that the development is served by a satisfactory system of 
sustainable surface water drainage and that the approved system is retained, 
managed and maintained throughout the lifetime of the development. In 



compliance with Policy 84 of the St Albans District Local Plan Review 1994, the 
National Planning Policy Framework 2021 and the Technical Guidance to the 
National Planning Policy Framework.

28. Unless it can be demonstrated to the satisfaction of the Local Planning 
Authority that there is no requirement for fire hydrants to serve the development 
hereby permitted, no above ground works shall take place until a scheme for the 
provision of fire hydrants has been submitted to and approved in writing by the 
Local Planning Authority. None of the dwellings hereby permitted shall be 
occupied until the approved scheme has been fully provided at the site.

REASON To ensure appropriate on site infrastructure is provided in accordance 
with Policy 143B of the St Albans District Local Plan Review 1994 and the NPPF.

29. Before the use commences a noise assessment should be carried out in 
accordance with BS8233: 2014 Guidance on sound insulation and noise reduction 
for buildings to establish the potential impact of noise from road traffic, aircraft, 
railways, industry, construction etc. on the proposed development. The noise 
assessment shall be submitted to and approved in writing prior to the first 
occupation of the dwellings hereby permitted.

Sound insulation measures shall be incorporated into the design of the proposed 
development so that the indoor ambient noise criteria described in BS8233:2014 
are achieved within all habitable rooms.

In general, for steady external noise sources, it is desirable that the internal 
ambient noise level does not exceed the guideline values in the table below:

Internal ambient noise levels for dwellings

Activity Location 0700 to 2300 2300 to 0700

Resting Living room 35 dB Laeq, 16 hour

Dining Dining room/area 40 dB Laeq, 16 hour

Sleeping (daytime resting) Bedroom 35 dB Laeq, 16 hour 30 dB 
Laeq, 8 hour

The levels shown in the above table are based on the existing guidelines issued 
by the World Health Organisation. 

The LAmax,f for night time noise in bedrooms should be below 45dBA; this is not 
included in the 2014 standard but note 4 allows an LAmax,f to be set. 45dBA and 
over is recognised by the World Health Organisation to be noise that is likely to 
cause disturbance to sleep.

REASON In the interests of residential amenity, in accordance with Policy 70 of 
the St. Albans District Local Plan Review 1994 and the National Planning Policy 
Framework.

30. The units hereby approved shall not be occupied unless details of the levels 
of noise and vibration in each of the flats' living rooms and bedrooms and within 
the external amenity space (post completion of the building works) have been 
submitted to and approved in writing by the Local Planning Authority in the form of 
an acoustic report demonstrating that ""reasonable"" resting levels of noise 
attenuation have been achieved in accordance with standards set out within 
BS8233: 2014 Guidance on sound insulation and noise reduction for buildings.



If ""reasonable"" noise levels have not been achieved, the report will details what 
additional measures will be undertaken to ensure that they are achieved. These 
additional measures shall be implemented prior to the occupation of the building in 
accordance with details so approved.

REASON In the interests of residential amenity, in accordance with Policy 70 of 
the St. Albans District Local Plan Review 1994 and the National Planning Policy 
Framework.

31. No development shall take place, other than works relating to access, until a 
submission has been made to the Local Planning Authority and is approved in 
writing, which demonstrates that either:

a)a) the development hereby permitted can be served by a superfast broadband 
(fibre-optic) connection alongside confirmation that such a connection will be 
provided; or,

b)b) such a connection would not be either possible, practical or economically 
viable.

In the event of b) being demonstrated, sufficient and suitable ducting should be 
provided within the site and to the properties hereby permitted to facilitate ease of 
installation at a future date on an open access basis. Confirmation that such 
ducting will be provided within the scheme should be given when discharging this 
condition.

REASON So as to meet the requirements of Policy S24 of the St Stephen 
Parish Neighbourhood Plan 2022.

12. Informatives:

1.1. The Local Planning Authority has been positive and proactive in its 
consideration of this planning application. The applicant and the Local Planning 
Authority engaged in pre-application discussions resulting in a form of 
development that improves the economic, social and environmental conditions of 
the District.

2.2. This determination was based on the following drawings and information: 82-
01 C received 18/02/2022; BBS-BB-EGL-SU-01 received 02/02/2022; BBS-BB-
EGL-SU-02 received 02/02/2022; BBS-BB-EGL-SU-03 received 02/02/2022; BBS-
BB-EGL-SU-04 received 02/02/2022; BBS-BB-EGL-SU-05 received 02/02/2022; 
BBS-BB-EGL-SU-00 received 02/02/2022; PP-01 F received 09/06/2023; 
4064/12/22-0160 v6 received 20/10/2022; IL-01 F received 20/10/2022; 20880-
HYD-XX-XX-DR-D-2200 P03 received 01/06/2022; 4064/12/21-1600 v5 received 
20/10/2022; Arboricultural Impact Assessment Ref: 21-0688 v2 dated January 
2022; Transport Assessment dated 14 January 2022 received 02/02/2022; Letter 
from Nicholsons Lockhart Garratt dated 30 May 2022 ref: 22-0196 LET J OWEN 
ST ALBANS V2 AB160522 received 01/06/2022; Transport Assessment Appendix 
A - ATC received 01/06/2022; Transport Assessment Appendix A - J2 (Tuesday) 
received 01/06/2022; Biodiversity Metric received 20/10/2022; Agricultural Land 
Classification Report dated May 2022 received 01/06/2022; Planning Statement 
Addendum dated May 2022 received 01/06/2022; Transport Assessment 
Appendix A - J1 (Tuesday) received 01/06/2022; Transport Assessment 
Addendum dated 5 May 2022 received 01/06/2022; Transport Assessment 
Appendix A - J3 (Tuesday) received 01/06/2022; Preliminary Ecological Appraisal 
ref: 21-0662 v2 dated December 2021; Draft Heads of Terms received 
24/05/2023; Nicholsons Lockhart Garratt Letter - Response to Ecology Comments 
/ Land West of Watling Street ref: 22-0260 dated 24 November 2022 received 



24/11/2022; Nicholsons Lockhart Garratt Letter - Response to spatial planning 
comments ref: 22-0458 dated 25 July 2022 received 20/10/2022; Thames Water 
E-mail Correspondence received 01/06/2022; Drainage Design Technical Note ref: 
20880-HYD-XX-XX-TN-DS-001 rev P01 dated 23 August 2022 received 
20/10/2022; Transport Assessment Addendum 2 dated 18 October 2022 received 
20/10/2022; Archaeological Desk Based Assessment November 2021 received 
02/02/2022; Additional Information Covering Letter dated 1 June 2022 received 
01/06/2022; Design and Access Statement dated January 2022; Flood Risk 
Assessment dated 4 January 2022 ref: 20880-HYD-XX-XX-FP-FR-0001-P02; 
Planning Statement dated January 2022; Utilities Statement dated 5 January 2022 
ref: 20880-HYD-XX-XX-RP-Y-3000; Green Belt Appraisal dated 20 December 
2021 ref: 16-0603 V3; Biodiversity Impact Assessment dated January 2022 ref: 
21-1590 V2; Phase 1 Desk Study dated 20 October 2021 ref: 20880-HYD-XX-XX-
RP-GE-1000; Framework Travel Plan dated 5 May 2022 received 01/06/2022; 
Landscape and Visual Impact Assessment dated 24 May 2022 ref: 21-0781 V4 
received 01/06/2022; Drainage Strategy dated 13 October 2022 ref: 20880-HYD-
XX-XX-RP-D-5001-P05 received 20/10/2022.
Letter from Nicholsons titled ‘Land West of Watling Street, Park Street, St Albans: 
Green Belt Review’ received 15/11/2023; 5153233-ATK-GEN-PRKST-DR-C-
000001 Rev P1.6 received 15/11/2023; Stage 1 Road Safety Audit received 
15/11/2023; RSA Stage 1 Response Report received 15/11/2023; Technical Note 
Traffic Impact of Proposed Development received 15/11/2023; 5153233-ATK-
GEN-PRKST-DR-C-000003 Rev P0.1 received 15/11/2023.

3.3. The applicant is encouraged to consider providing patios to the 
dwellinghouses hereby approved in the interests of well-being and to permit year 
round use of garden areas.

4.4. The county council, as the Minerals Planning Authority, would like to 
encourage the opportunistic use of any mineral deposits within the development, 
should they be found when creating the foundations/footings. Please however note 
that if such extraction constitutes a form of development in their own right, then 
separate planning permission may be required.

5.5. Please note the following comments from the Council's Recycling and Waste 
Officer:

The maximum trundle distance is 10 metres so if there are properties further than 
10 metres from the end of a road, a bin collection point should be created. 

There should be adequate parking to avoid parking on the road/ in undesignated 
areas which will narrow the road and could prevent our vehicles navigating the 
site.

Please note that on recycling collection day, each property will be presenting 2x 
240lt bins, at least 1x 55lt bin for paper and card so the bin collection space must 
be large enough to accommodate these containers for the number of properties it 
serves.

6.6. Storage of materials: The applicant is advised that the storage of materials 
associated with the construction of this development should be provided within the 
site on land which is not public highway, and the use of such areas must not 
interfere with the public highway. If this is not possible,
authorisation should be sought from the Highway Authority before construction 
works commence.



Further information is available via the County Council website at:
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-inf
ormation/business-licences/business-licences.aspx or by telephoning 0300 
1234047.

7.7. Obstruction of highway: It is an offence under section 137 of the Highways 
Act 1980 for any person, without lawful authority or excuse, in any way to wilfully 
obstruct the free passage along a highway or public right of way. If this 
development is likely to result in the public highway or public right of way network 
becoming routinely blocked (fully or partly) the applicant must contact the Highway 
Authority to obtain their permission and requirements before construction works 
commence.
Further information is available via the County Council website at:
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-inf
ormation/business-licences/business-licences.aspx or by telephoning 0300 
1234047.

8.8. Debris and deposits on the highway: It is an offence under section 148 of the 
Highways Act 1980 to deposit compost, dung or other material for dressing land, 
or any rubbish on a made up carriageway, or any or other debris on a highway to 
the interruption of any highway user. Section 149 of the same Act gives the 
Highway Authority powers to remove such material at the expense of the party 
responsible. Therefore, best practical means shall be taken at all times to ensure 
that all
vehicles leaving the site during construction of the development and use thereafter 
are in a condition such as not to emit dust or deposit mud, slurry or other debris on 
the highway. Further information is available by telephoning 0300 1234047.

9.9. Works within the highway (section 278): The applicant is advised that in 
order to comply with this permission it will be necessary for the developer of the 
site to enter into an agreement with Hertfordshire County Council as Highway 
Authority under Section 278 of the Highways Act 1980 to
ensure the satisfactory completion of the access and associated road 
improvements. The construction of such works must be undertaken to the 
satisfaction and specification of the Highway Authority, and by a contractor who is 
authorised to work in the public highway. Before works
commence the applicant will need to apply to the Highway Authority to obtain their 
permission and requirements. Further information is available via the County 
Council website at:
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-
management/highways-development-management.aspx or by telephoning 0300 
1234047.

10. Estate road adoption (Section 38): The applicant is advised that if it is the 
intention to request that Hertfordshire County Council as Highway Authority adopt 
any of the highways included as part of this application as maintainable at the 
public expense then details of the specification, layout and alignment, width and 
levels of the said highways, together with all the necessary highway and drainage 
arrangements, including run off calculations must be submitted to the Highway 
Authority. No



development shall commence until the details have been approved in writing and 
an Agreement made under Section 38 of the Highways Act 1980 is in place. The 
applicant is further advised that the County Council will only consider roads for 
adoption where a wider public benefit can be demonstrated. The extent of 
adoption as public highway must be clearly illustrated on a plan. Further 
information is available via the County Council's website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-inf
ormation/development-management/highways-development-management.aspx or 
by telephoning 0300 1234047.

11. Construction Management Plan (CMP): The purpose of the CMP is to help 
developers minimise construction impacts and relates to all construction activity 
both on and off site that impacts on the wider environment. It is intended to be a 
live document whereby different stages will be completed and submitted for 
application as the development progresses. A completed and signed CMP must 
address the way in which any impacts associated with the proposed works, and 
any cumulative
impacts of other nearby construction sites will be mitigated and managed. The 
level of detail required
in a CMP will depend on the scale and nature of development.
The CMP would need to include elements of the Construction Logistics and 
Community Safety (CLOCS) standards as set out in our Construction 
Management template, a copy of which is available on the County Council's 
website at:
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-
management/highways-development-management.aspx

12. Travel Plan (TP): A TP, in accordance with the provisions as laid out in 
Hertfordshire County Council's Travel Plan Guidance, would be required to be in 
place from the first occupation/use until 5 years post occupation/use. A £1,200 per 
annum (overall sum of £6,000 and index-linked RPI May 2014) Evaluation and 
Support Fee would need to be secured via a Section 106 agreement towards 
supporting the implementation, processing and monitoring of the full travel plan 
including any engagement that may be needed. Further information is available via 
the County Council's website at:
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-
management/highways-development-management.aspx OR by emailing
travelplans@hertfordshire.gov.uk

13. Being within a water stressed area, we expect that the development includes 
water efficient fixtures and fittings. Measures such as rainwater harvesting and 
grey water recycling help the environment by reducing pressure for abstractions in 
chalk stream catchments. They also minimise potable water use by reducing the 
amount of potable water used for washing, cleaning and watering gardens. This in 
turn reduces the carbon emissions associated with treating this water to a 
standard suitable for drinking, and will help in Affinity Water's efforts to get 
emissions down in the district.

14. There are potentially water mains running through or near to part of 
proposed development site. If the development goes ahead as proposed, the 
developer will need to get in contact with Affinity Water's Developer Services 
Team to discuss asset protection or diversionary measures. This can be done 



through the My Developments Portal (https://affinitywater.custhelp.com/) or 
aw_developerservices@custhelp.com.

15. In this location Affinity Water will supply drinking water to the development. 
To apply for a new or upgraded connection, please contact our Developer 
Services Team by going through their My Developments Portal 
(https://affinitywater.custhelp.com/) or aw_developerservices@custhelp.com. The 
Team also handle C3 and C4 requests to cost potential water mains diversions. If 
a water mains plan is required, this can also be obtained by emailing 
maps@affinitywater.co.uk. Please note that charges may apply.

16. Please note the following advice from the Environment Agency:

In order to protect groundwater quality from further deterioration:
o No infiltration based sustainable drainage systems should be constructed on 
land affected by contamination as contaminants can remobilise and cause 
groundwater pollution (e.g. soakaways act as preferential pathways for 
contaminants to migrate to groundwater and cause pollution).
o Piling or any other foundation designs using penetrative methods should not 
cause preferential pathways for contaminants to migrate to groundwater and 
cause pollution.
The applicant should refer to the following (non-exhaustive) list of sources of 
information and advice in dealing with land affected by contamination, especially 
with respect to protection of the groundwater beneath the site:

1. Follow the risk management framework provided in the updated guide LCRM, 
when dealing with land affected by contamination. 
2. Refer to the Environment Agency Guiding principles for land contamination for 
the type of information we require in order to assess risks to controlled waters from 
the site. The Local Planning Authority can advise on risk to other receptors, such 
as human health. 
3. Consider using the National Quality Mark Scheme for Land Contamination 
Management which involves the use of competent persons to ensure that land 
contamination risks are appropriately managed. The Planning Practice Guidance 
defines a ""Competent Person"" (to prepare site investigation information) as: ""A 
person with a recognised relevant qualification, sufficient experience in dealing 
with the type(s) of pollution or land instability, and membership of a relevant 
professional organisation."" For this definition and more please see here. 
4. Refer to the contaminated land pages on Gov.uk for more information. 
5. We expect the site investigations to be carried out in accordance with best 
practice guidance for site investigations on land affected by contamination e.g. 
British Standards when investigating potentially contaminated sites and 
groundwater, and references with these documents and their subsequent updates: 
o BS5930:2015 Code of practice for site investigations; 
o BS 10175:2011 A2:2017 Code of practice for investigation of potentially 
contaminated sites; 
o BS ISO 5667-22:2010 Water quality. Sampling. Guidance on the design and 
installation of groundwater monitoring points; 
o BS ISO 5667-11:2009, BS 6068- 6.11: 2009 Water quality. Sampling. Guidance 
on sampling of groundwaters (a minimum of 3 groundwater monitoring boreholes 
are required to establish the groundwater levels, flow patterns but more may be 
required to establish the conceptual site model and groundwater quality. See RTM 
2006 and MNA guidance for further details); 
o BS ISO 18512:2007 Soil Quality. Guidance on long-term and short-term storage 
of soil samples; 



o BS EN ISO 5667:3- 2018. Water quality. Sampling. Preservation and handling of 
water samples; 
o Use MCERTS accredited methods for testing contaminated soils at the site; 
o Guidance on the design and installation of groundwater quality monitoring points 
Environment Agency 2006 Science Report SC020093 NB. The screen should be 
located such that at least part of the screen remains within the saturated zone 
during the period of monitoring, given the likely annual fluctuation in the water 
table. In layered aquifer systems, the response zone should be of an appropriate 
length to prevent connection between different aquifer layers within the system. 
A Detailed Quantitative Risk Assessment (DQRA) for controlled waters using the 
results of the site investigations with consideration of the hydrogeology of the site 
and the degree of any existing groundwater and surface water pollution should be 
carried out. This increased provision of information by the applicant reflects the 
potentially greater risk to the water environment. The DQRA report should be 
prepared by a ""Competent Person"" e.g. a suitably qualified hydrogeologist. More 
guidance on this can be found at: https://sobra.org.uk/accreditation/register-of-
sobra-risk-assesors/. 
In the absence of any applicable on-site data, a range of values should be used to 
calculate the sensitivity of the input parameter on the outcome of the risk 
assessment. 
Further points to note in relation to DQRAs: 
o oGP3 version 1.1 August 2013 provided further guidance on setting 
compliance points in DQRAs. This is now available as online guidance: 
https://www.gov.uk/guidance/land-contamination-groundwater-compliance-points-
quantitative-risk-assessments 
o oWhere groundwater has been impacted by contamination on site, the 
default compliance point for both Principal and Secondary aquifers is 50 metres. 
o For the purposes of our Approach to Groundwater Protection, the following 
default position applies, unless there is site specific information to the contrary: we 
will use the more sensitive of the two designations e.g. if secondary drift overlies 
principal bedrock, we will adopt an overall designation of principal. 
Where leaching tests are used it is strongly recommended that BS ISO 
18772:2008 is followed as a logical process to aid the selection and justification of 
appropriate tests based on a conceptual understanding of soil and contaminant 
properties, likely and worst-case exposure conditions, leaching mechanisms, and 
study objectives. During the risk assessment one should characterise the leaching 
behaviour of contaminated soils using an appropriate suite of tests. As a minimum 
these tests should be: 
o o Up-flow percolation column test, run to LS 2 - to derive kappa values; 
o o pH dependence test if pH shifts are realistically predicted with regard to soil 
properties and exposure scenario; 
o o LS 2 batch test - to benchmark results of a simple compliance test against 
the final step of the column test. 

Following the DQRA, a Remediation Options Appraisal should be completed to 
determine the Remediation Strategy, in accordance with the updated guide LCRM. 
The verification plan should include proposals for a groundwater monitoring 
programme to encompass regular monitoring for a period before, during and after 
ground works e.g. monthly monitoring before, during and for at least the first 
quarter after completion of ground works, and then quarterly for the remaining 9-
month period. The verification report should be undertaken in accordance with in 
our guidance Verification of Remediation of Land Contamination.

17. Please note the following comments of Thames Water:



There are public sewers crossing or close to your development. If you're planning 
significant work near our sewers, it's important that you minimize the risk of 
damage. We'll need to check that your development doesn't limit repair or 
maintenance activities, or inhibit the services we provide in any other way. The 
applicant is advised to read our guide working near or diverting our pipes. 
https://eu-
west1.protection.sophos.comd=thameswater.co.uk&u=aHR0cHM6Ly93d3cudGhh
bWVzd2F0ZXIuY28udWsvZGV2ZWxvcGVycy9sYXJnZXItc2NhbGUtZGV2ZWxvc
G1lbnRzL3BsYW5uaW5nLXlvdXItZGV2ZWxvcG1lbnQvd29ya2luZy1uZWFyLW91
ci1waXBlcw==&i=NWQ1ZmMwOTQxNGFiNmYxMGEyYjA0MGY3&t=TzhlSDlRW
nlxbkwvbHk0bE9hVmxBdXZudlhycEludFFWUUtUcXRQZkVRTT0=&h=c0a57b5e2
7904c4f81b094e8a9f55d32

18. No demolition or construction works relating to this permission should be 
carried out on any Sunday or Bank Holiday nor before 07.30 hours or after 18.00 
hours on any days nor on any Saturday before 08.00 hours or after 13.00 hours.

The attention of the applicant is drawn to the Control of Pollution Act 1974 relating 
to the control of noise on construction and demolition sites.

19. The attention of the applicant is drawn to The Building Regulations 2010, 
Approved Document E 'Resistance to the passage of sound', Section 0: 
Performance.

20. Internal ambient noise levels for dwellings

Activity          Location        0700 to 2300           2300 to 0700
Resting         Living room   35 dB Laeq, 16 hour          
Dining Dining room/area     40 dB Laeq, 16 hour          
Sleeping (daytime resting) Bedroom       35 dB Laeq, 16 hour          30 dB Laeq, 8 
hour

The levels shown in the above table are based on the existing guidelines issued 
by the World Health Organisation. 

The LAmax,f for night time noise in bedrooms should be below 45dBA; this is not 
included in the 2014 standard but note 4 allows an LAmax,f to be set. 45dBA and 
over is recognised by the World Health Organisation to be noise that is likely to 
cause disturbance to sleep.

21. Dust from operations on the site should be minimised by spraying water or 
by carrying out other such works necessary to contain/suppress dust. Visual 
monitoring of dust should be carried out continuously and Best Practical Means 
(BPM) should be employed at all times.  

The applicant is advised to consider the document entitled 'The control of dust and 
emissions from construction and demolition - Best Practice Guidance', produced in 
partnership by the Greater London Authority and London Councils.

22. Waste materials generated as a result of the proposed demolition and/or 
construction operations shall be disposed of following the proper duty of care and 
should not be burnt on the site. All such refuse should be disposed of by suitable 
alternative methods. Only where there are no suitable alternative methods such as 
the burning of infested woods should burning be permitted.



23. Where a site is affected by contamination, responsibility for securing a safe 
development rests with the developer and/or landowner.

24. An acceptable Desktop study would comprise a fully detailed statement of 
the previous uses and current activities on site by the landowner or operator at the 
time that potentially contaminative activities took place. The Desktop study must 
include a site walkover documented with photographs. 

This should include consideration of excessive use or spills of the following 
materials; pesticides, herbicides, fungicides, bactericides, sewage sludge, farm 
waste disposal, asbestos disposal and hydrocarbons from farm machinery. 
Additionally, the study should also consider drainage, surface materials, ground 
conditions and obvious signs of contamination.  

It should be noted that an internet search report or land condition report is not, in 
isolation, sufficient information to discharge the requirement for a Desktop study 
involving agricultural land. 

Please be aware that full contaminated land conditions (attached) are being 
recommended at this stage because no information relating to potential 
contamination has been submitted to date.  In this case it is possible that once the 
first condition, relating to the Desktop study, has been completed we will more 
than likely be able to recommend discharge of all remaining conditions. Unless of 
course it is found that it is likely or possible that significant contamination exists on 
the site.

25. Prior to works commencing it is recommended that the applicant carry out a 
survey to identify the presence of any asbestos containing materials on the site, 
either bonded with cement or unbonded. If asbestos cement products are found 
they should be dismantled carefully, using water to dampen down, and removed 
from site. If unbonded asbestos is found the Health and Safety Executive at 
Woodlands, Manton Lane, Manton Lane Industrial Estate, Bedford, MK41 7LW 
should be contacted and the asbestos should be removed by a licensed 
contractor.

26. When carrying out these works please give utmost consideration to the 
impact during construction on the environment, neighbours and the public. Think 
about using a company to carry out the works who are registered under the 
Considerate Constructors Scheme. This commits those registered with the 
Scheme to be considerate and good neighbours, as well as clean, respectful, safe, 
environmentally conscious, responsible and accountable. For more information 
please contact the Considerate Constructors Scheme directly on 0800 783 1423, 
siteenquiries@ccscheme.org.uk or visit www.ccscheme.org.uk.

27. Remember - you are responsible for the legal and safe disposal of any waste 
associated with your project. In the event of your waste being fly tipped or 
otherwise disposed of illegally or irresponsibly, you could be held liable and face 
prosecution. If you give waste to anyone else ensure they are authorised to carry 
it. Ask for their carrier's authorisation. You can check online at 
https://environment.data.gov.uk/public-register/view/search-waste-carriers-brokers 
or by telephone 03708 506 506.

28. The applicant is advised that during the construction of the development 
hereby granted, that all materials should be stored within the application site. In 



the event of it not being possible to store materials on site; and materials are to be 
stored outside the site and on highway land the applicant will need to obtain the 
requisite approval of the Highway Authority. A licence is required to store materials 
on the Highway under the Highways Act 1980 Section 171 to Hertfordshire 
Highways. You must first obtain a licence from Hertfordshire County Council 
before depositing building materials on any part of the highway which includes all 
verges, footways and carriageways. Hertfordshire County Council may prosecute 
you if you fail to obtain a licence or breach a condition of a granted licence for 
which the maximum fine on conviction is £10 for each day the contravention 
continued. Hertfordshire County Council may also take legal action to recover any 
costs incurred including the costs of removing and disposing of unauthorised 
building materials deposited on the highway. To apply for a Licence please contact 
Highways, PO Box 153, Stevenage, Herts SG1 2GH or 
cschighways@hertfordshire.gov.uk

29. The applicant is requested to ensure no damage is caused to the footpath 
and highway verge during the course of the development.  Any damage should be 
repaired to the satisfaction of Hertfordshire Highways.

30. The applicant is advised that the Council encourages the use of sustainable 
energy efficient building materials and alternative energy sources in construction.

31. The applicant is informed that the Local Planning Authority would encourage 
the use of sustainable energy efficient building materials and alternative energy 
sources in construction and would encourage the consideration of alternative 
forms of heating, for example solar power.

32. This permission has been issued following completion of a legal agreement 
under S106 of the Town and Country Planning Act 1990 (as amended).

33. The development hereby permitted creates one or more, new or replacement 
properties (residential or commercial) which will require a postal address. St 
Albans City and District Council controls the naming and numbering of streets and 
buildings. You must apply to Street Naming and Numbering before any street 
name or property name/number is used. For further information,  please see 
https://www.stalbans.gov.uk/street-signs-names-and-numbers

34. In relation to Condition 17, the applicant is advised that the 'Scheme outlining 
timescales for delivery' should detail when the proposed active travel accesses will 
be provided, with reference to the delivery of housing across the application site as 
a whole. Where one part of the application site may be delivered prior to another, 
the closest active travel access to that part being delivered should be fully 
provided and made available prior to first occupation, and these matters will need 
to be fully set out within the aforementioned Scheme.

35. In relation to Condition 18, the Scheme required by this condition will need to 
include timescales for delivery. The applicant is advised that cycle parking 
provision should be provided prior to the first occupation of any dwelling within the 
scheme, and this should be reflected within timescales provided within the 
submitted Scheme.

LOCAL GOVERNMENT ( ACCESS TO INFORMATION ) ACT 1985

Officer Lee Stannard



Section 65 Parties Mill Dam Cottage, Wem, Shropshire, SY4 5HF

13 Kings Close, Wavendon, Buckinghamshire, MK17 8RP

111 Harrowden, Bradville, Milton Keynes, MK13 7BY

42 Wyness Avenue, Little Brickhill, Milton Keynes, MK17 9NG

2 Wilkins Green Farm, Wilkins Green Lane, St Albans, AL4 0HG

Hertfordshire County Council, Pegs Ln, Hertford, SG13 8DN

Plans on website http://planning.stalbans.gov.uk/Planning/lg/GFPlanningSearch.pag
e?org.apache.shale.dialog.DIALOG_NAME=gfplanningsearch&Pa
ram=lg.Planning



APPENDIX ONE – COMMITTEE REPORT FROM 14/08/2023



REGISTERED NUMBER: 5/2022/0267/LSM

APPLICANT: Mr R Martin M Scott Properties Ltd

PROPOSAL: Outline application (access) - Erection of up to 95 
dwellings, including 40% affordable dwellings and 
5% self-build and custom build dwellings, public 
open space, landscaping and associated 
infrastructure - AMENDED & ADDITIONAL 
INFORMATION

SITE: Land Between Caravan Site and Watling Street 
Park Street St Albans Hertfordshire  

APPLICATION VALID DATE: 18/02/2022

HISTORIC BUILDING GRADE: N/A

CONSERVATION AREA: N/A

DISTRICT PLAN REVIEW: Metropolitan Green Belt

WARD Park Street

RECOMMENDATION A. That the applicant, within six months of the 
date of this committee meeting, enters into a 
legal agreement pursuant to S106 of the Act in 
relation to the provision of: 

 40% Affordable Housing Provision

 5% Self-Build and Custom Housebuilding 
Plots Provision

 Primary Education (expansion of 
Killigrew Primary School)

 Secondary Education (expansion of 
Marlborough School)

 Special Educational Needs and 
Disabilities (delivery of new severe 
learning difficulty school places through 
the relocation and expansion of 
Breakspeare School)

 Youth Service (re-provision of St Albans 
Young People’s Centre)

 Library Service (increasing capacity of St 
Albans Central Library)

 Sustainable Transport Contribution 

 County Council Monitoring Fee

 Open Space Provision

 Biodiversity Onsite Compensation 
Scheme



B. That conditional outline planning permission 
be granted.

C. That the application be referred to the 
Secretary of State as a Departure from the 
Development Plan (Green Belt development)

D. That in the event that the S106 agreement is 
not completed within six months of the date of 
the committee resolution, grant officers 
delegated authority to refuse planning 
permission for the following reason: 

“In the absence of a completed and signed s106 
legal agreement or other suitable mechanism to 
secure the provision of 40% Affordable Housing 
Provision, 5% Self-Build and Custom 
Housebuilding Plots Provision, Primary 
Education (expansion of Killigrew Primary 
School), Secondary Education (expansion of 
Marlborough School), Special Educational 
Needs and Disabilities (delivery of new severe 
learning difficulty school places through the 
relocation and expansion of Breakspeare 
School), Youth Service (re-provision of St 
Albans Young People’s Centre), Library Service 
(increasing capacity of St Albans Central 
Library), Sustainable Transport Contribution, 
County Council Monitoring Fee, Open Space 
Provision, Biodiversity Onsite Compensation 
Scheme; the infrastructure needs of the 
development would not be met and the impacts 
of the proposal would not be sufficiently 
mitigated. The proposal is therefore contrary to 
the National Planning Policy Framework, 2021 
and Policy 143B (Implementation) of the St 
Albans District Local Plan Review 1994.”

E. In the event that six months from the date of 
the committee resolution elapses, but 
significant progress has been made on the 
S106 agreement, that an extended period may 
be agreed between the Development Manager 
and the Chair of the Planning (Development 
Management) Committee, to allow for the S106 
Agreement to be completed and the decision 
notice to be formally issued.



1.1. Reasons for Call in to Committee

1.1. Former Councillor Richard Curthoys called-in this application for the reasons set 
out below. Whilst the application was called-in under the Council’s previous 
scheme of delegation, the call-in nonetheless remains valid.

“The site lies entirely within Green Belt and represents nearly the entire separation 
space between St Albans and Park Street, along the line of Watling Street. The 
proposed development would therefore affect many residents in Park Street, so 
should be considered carefully by committee, to determine whether it meets the 
‘very special circumstances’ requirement for building in the Green Belt and 
whether the application is in a ‘sustainable location’. The proposed site borders 
land owned by SADC under HM land Registry title number HD487901. The 
proposed site was one of the locations put forward by the land owner in a recent 
‘call for sites’ in relation to the works on the emerging strategic local plan and is in 
the green belt. As this is site in the Green Belt and will affect many residents in 
Park Street this application needs to be considered very carefully by committee to 
discuss the above reasons for call in and determine if this is a ‘sustainable 
location’ and if the necessary ‘very special circumstances’ exist to permit building 
in the Green Belt. Policies 1 (Metropolitan Green Belt), 2 (settlement strategy) 8 
(affordable housing in the Metropolitan Green Belt) 69 (general design and layout) 
and 70 (design and layout of new housing) of the St Albans District Local Plan 
Review 1994 need consideration.

I have not predetermined this application”

1.2. In any event, the application is reported to committee for determination as the 
application raises District-wide implications.

2.2. Relevant Planning History 

2.1. At the planning application site:

5/1977/0676 – Agricultural Dwelling (outline). Refused on 25/11/1977 for the 
following reason:

“The site is within the Metropolitan Green Belt as defined in the approved County 
Development Plan and as similarly identified in Hertfordshire 1981 Planning 
Objectives and Policies, where it is the policy of the District Planning Authority not 
to permit development unless it is essential for agriculture or other genuine Green 
Belt purposes or unless there is some quite outstanding reason why permission 
should be granted. It is considered that no such need has been proved. 
Furthermore, the proposed development does not comply with Policy 2 of 
submitted County Structure Plan Written Statement which states that it is the 
District Planning Authority’s policy to retain a Green Belt extending over the whole 
of the County wherein there is a general presumption against development which 
will only be accepted, whether for the construction of new buildings or the change 
of use or extension of existing buildings, when the development is essential in 
connection with agriculture or clearly needed for recreation or other use 
appropriate to the rural area concerned”

2.2. Adjacent to the planning application site:



5/2014/0316 - Land Off Of, Old Orchard, Park Street, St Albans - Outline 
Application (all matters reserved) - Erection of 10 detached dwellings – Refused 
on 08/05/2014 for the following reasons:

1. The site is within the Metropolitan Green Belt in the St Albans District Local Plan 
Review 1994 wherein permission will only be given for the erection of new 
buildings or the use of existing buildings or land for agricultural, other essential 
purposes appropriate to a rural area or small scale facilities for participatory sport 
or recreation. The proposed development is inappropriate development in the 
Metropolitan Green Belt and would be detrimental to the openness, character and 
visual amenity of the Metropolitan Green Belt. This is contrary to the provisions of 
the National Planning Policy Framework (March 2012) and Policy 1 (Metropolitan 
Green Belt) and Policy 2 (Settlement Strategy) of the St Albans District Local Plan 
Review 1994. The proposed development cannot be justified in terms of the 
purposes specified and no very special circumstances are apparent in this case.

2. By reason of the loss of hedgerow and trees, and the lack of scope for 
substantial planting along the rear boundary of the site, the proposal would fail to 
respect its setting in the Metropolitan
Green Belt and Watling Chase Community Forest, or existing landscape assets. 
The proposal is therefore contrary to the National Planning Policy Framework, 
March 2012, and Policy 1 (Metropolitan Green Belt) and Policy 74 (Landscaping 
and Tree Preservation) of the St Albans District Local Plan Review 1994.

3. In the absence of a completed and signed S106 legal agreement to provide for 
leisure and open space provision, sustainable transport measures, primary 
education, secondary education, nursery education, childcare, youth, libraries and 
fire hydrants, the infrastructure needs of the development would not be meet and 
the impact of the proposal would not be mitigated. The proposal is therefore 
contrary to the National Planning Policy Framework, March 2012, and Policy 143B 
(Implementation) of the St Albans District Local Plan Review 1994.

Appeal subsequently dismissed (APP/B1930/A/14/2228339) on 28/01/2015.

2.3. Other applications:

St Stephens Green Farm, Chiswell Green Lane

5/2021/3194 - Outline application (access sought) for demolition of existing 
buildings, and the building of up to 330 discounted affordable homes for Key 
Workers, including military personnel, the creation of open space and the 
construction of new accesses and highway works including new foot and cycle 
path and works to junctions. Refused Planning Permission on 25 October 2022 for 
the following reasons:

1.1. The site is within the Metropolitan Green Belt and the proposed development 
represents inappropriate development within the Green Belt, as set out in the 
National Planning Policy Framework 2021. In addition to the in-principle harm to 
the Green Belt by reason of inappropriateness, other harm is identified as a result 
of the proposed development in terms of: its detrimental impact on the openness 
of the Green Belt, harm to Green Belt purposes, harm to landscape character and 
appearance, loss of high quality agricultural land, and impacts on social and 
physical infrastructure. The benefits comprise the provision of up to 330 affordable 
housing units including potential for self-build units at the site which would 
contribute significantly towards meeting an identified housing need in the District, 



and potential for provision of a significant area of public open space and a new 
public footpath. The potential harm to the Green Belt by reason of 
inappropriateness, and any other harm resulting from the proposal, is not clearly 
outweighed by other considerations; and as a result the Very Special 
Circumstances required to allow for approval of inappropriate development in the 
Green Belt do not exist in this case. The proposal is therefore contrary to the 
National Planning Policy Framework 2021, Policy S1 of the St Stephen Parish 
Neighbourhood Plan 2019-2036 and Policy 1 of the St Albans District Local Plan 
Review 1994. 

2.2. In the absence of a completed and signed S106 legal agreement or other 
suitable mechanism to secure: Additional Health services provision; Education 
provision in the form of new primary school, secondary school, and childcare 
provision; Special Educational Needs and Disabilities provision; Library service 
provision; Youth Service provision; Play Areas, Parks and Open Spaces and 
Leisure and Cultural Services provision; Affordable Housing provision; Open 
Space and recreation provision, Highway Works including provision for 
Sustainable Transport and Travel Plan; the infrastructure needs of the 
development would not be met and the impacts of the proposal would not be 
sufficiently mitigated. The proposal is therefore contrary to the National Planning 
Policy Framework 2021, the St Stephen Parish Neighbourhood Plan 2019-2036 
and Policy 143B (Implementation) of the St. Albans District Local Plan Review 
1994.

Appeal decision pending.

  Land South of Chiswell Green Lane

5/2022/0927 - Outline application (access sought) - Demolition of existing 
structures and construction of up to 391 dwellings (Use Class C3), provision of 
land for a new 2FE primary school, open space provision and associated 
landscaping. Internal roads, parking, footpaths, cycleways, drainage, utilities and 
service infrastructure and new access arrangements. Refused on 06/12/2022 for 
the following reasons:

1.1.The proposed development comprises inappropriate development, for which 
permission can only be granted in very special circumstances, these being if the 
harm to the Green Belt and any other harm is clearly outweighed by other 
considerations (paragraph 148 NPPF 2021). We do not consider that the benefits 
outweigh the harm caused by this proposed development due to the harm to the 
Green Belt openness and purposes relating to encroachment to the countryside, 
urban sprawl and merging of towns. The harm also relates to landscape character 
and the loss of agricultural land. The proposal is therefore contrary to the National 
Planning Policy Framework 2021, Policy S1 of the St Stephen Parish 
Neighbourhood Plan 2019-2036 and Policy 1 of the St Albans District Local Plan 
Review 1994.

2. In the absence of a completed and signed S106 legal agreement or other 
suitable mechanism to secure the provision of 40% affordable housing provision; 
3% self-build dwellings; 10% biodiversity new gain; provision of open space and 
play space; health contributions (towards ambulance services and GP provision); 
education contributions (primary, secondary and Special Education Needs and 
Disabilities); library service contribution; youth service contribution; leisure and 
cultural centres contribution; provision of highways improvements and sustainable 
transport measures; and safeguarding of land at the site for a new two form entry 



primary school, the infrastructure needs of the development and benefits put 
forward to justify Very Special Circumstances would not be met and the impacts of 
the proposal would not be sufficiently mitigated. The proposal is therefore contrary 
to the National Planning Policy Framework 2021, the St Stephen Parish 
Neighbourhood Plan 2019-2036 and Policy 143B (Implementation) of the St. 
Albans District Local Plan Review 1994.

Appeal decision pending

Bullens Green Lane

5/2020/1992 - Roundhouse Farm Bullens Green Lane Colney Heath St Albans 
AL4 0FU - Additional documents omitted from original submission - Outline 
application (access sought) - Construction of up to 100 dwellings together with all 
ancillary works- no amendments. Resolved that the Local Planning Authority, in 
the absence of an appeal against non-determination, would have Refused 
Planning Permission for the following reasons:

1.1. The proposed development represents inappropriate development in the 
Green Belt. It would result in significant harm to and a material loss of openness in 
this location and represent significant encroachment into the countryside. Very 
special circumstances have not been demonstrated to outweigh the in principle 
harm and other harm identified. The proposal is therefore contrary to Policy 1 of 
the St Albans Local Plan Review 1994 and the NPPF 2019.

2.2. The proposed development is in an unsuitable and unsustainable location. It 
would comprise a significant number of dwellings in an isolated location with very 
limited public transport links and limited existing amenities and infrastructure, the 
future residents would be car-dependent. This is contrary to the aims of Policy 2 of 
the St Albans Local Plan 1994, and the relevant provisions of the NPPF.

3.3. It has not been demonstrated that an acceptable form of development could 
be achieved on the site. The proposed development would severely detract from 
the character of the site and the local area, and impact negatively on landscape 
character, contrary to Policies 69, 70 and 74 of the St Albans Local Plan Review 
1994 and the NPPF. The development would detract from the character and 
setting of Colney Heath as a Green Belt Settlement, contrary to Policy 2 of the St 
Albans Local Plan 1994.

4.4. Insufficient information is provided to demonstrate that the impacts of 
development shall not have a severe impact on the wider operation of the network.  
Insufficient information is provided to demonstrate that necessary changes to local 
speed limits are achievable. Visibility from the access, without speed limit changes 
is insufficient. The proposed access shall be prejudicial to the safety of users of 
the highway contrary to Policy 34 of the St Albans Local Plan 1994 and the NPPF 
2019.

5.5. The development would cause ‘less than substantial’ harm to the 
significance and setting of a Grade II listed building adjoining the site (68 Roestock 
Lane) and the public benefits of the proposal would not outweigh this harm, 
contrary to Policy 86 of the St Albans Local Plan Review 1994 and the National 
Planning Policy Framework 2019.

6.6. Insufficient information has been submitted to enable the local planning 
authority to assess the impacts of the development on biodiversity. As such, it 



cannot be reasonably concluded that the proposal would not harm biodiversity. 
Furthermore, net gains for biodiversity would not be achieved. The proposal would 
therefore be contrary to Policy 106 of the St Albans Local Plan Review 1994 and 
the relevant provisions of the NPPF 2019.

7.7. Insufficient information has been submitted to determine whether remains of 
archaeological importance are likely to be present at the site. An informed decision 
in terms of the impact of the proposal on the historic environment cannot be made 
and, consequently, the proposal would be contrary to Policy 111 of the St Albans 
Local Plan Review and the National Planning Policy Framework 2019.

8.8. In the absence of a completed and signed S106 legal agreement or other 
suitable mechanism to secure the provision of: Fire Hydrants, Open Space, Play 
Spaces, Community Facilities, Sports and Recreation, Travel Plan, Highway 
Works, Primary Education, Secondary Education, Health, and Affordable Housing; 
the infrastructure needs of the development would not be met and the impacts of 
the proposal would not be sufficiently mitigated. The proposal is therefore contrary 
to the National Planning Policy Framework 2019, and Policies 7A and 143B 
(Implementation) of the St. Albans District Local Plan Review 1994 and the 
Council’s Affordable Housing Supplementary Planning Guidance.

Appeal allowed – 14 June 2021.

Harpenden Road

5/2021/0423 - Land To Rear Of 112-156B Harpenden Road St Albans 
Hertfordshire - Outline application (access sought) - Residential development of up 
to 150 dwellings together with all associated works (resubmission following invalid 
application 5/2020/3096) – Conditional Permission granted on 12 January 2022.

Burston

5/2020/3022 - Land To Rear Of Burston Garden Centre North Orbital Road 
Chiswell Green St Albans Hertfordshire - Demolition of all existing buildings, 
structures and hardstanding and redevelopment of the site to provide a new 
retirement community comprising 80 assisted living apartments with community 
facilities and 44 bungalows together with associated access, bridleway extension, 
landscaping, amenity space, car parking and associated and ancillary works. 
Refused on 26 May 2021 for the following reasons:

1.1. The proposed development would comprise inappropriate development in 
the Green Belt which would cause in principle and actual harm to the openness of 
the Green Belt. The proposed development by reason of the quantum of 
development, together with the size of the assisted living building would be 
harmful to the character of the wider area. The case made for very special 
circumstances, together with the contribution towards the provision of housing is 
not considered to overcome this harm. As such the proposal is contrary to the 
NPPF 2019 and to Policies 1, 69 and 70 of the St Albans District Local Plan 
Review 1994.

2.2. The development would cause less than substantial harm to the grade II* 
listed Burston Manor and the grade II listed outbuildings. The urbanisation of the 
application site would sever the last tangible link between the Manor groups and 
its historic landscape setting. This would cause harm to its significance. The 
creation of the houses along the southern boundary of the Manor group, with the 3 



storey blocks visible beyond together with the amount and scale of built form, 
would result in the complete reduction in Burston Manor's visual prominence in the 
surrounding land from the south and east. This would result in the complete loss of 
the perception that the Grade II* listed Manor house is a historic and important 
house, set in a wider agricultural setting. The formality of the proposed 
landscaping would completely erode the designed juxtaposition between the 
gardens around the Manor Group and the farmland around the site. The 
development would result in the severing of the last tangible link between the 
assets and their original setting. The historic relationship between the Burston 
Manor grouping and How Wood and Birchwood would be all but lost. The 
proposed screening in itself would be a harmful addition as this further blocks the 
long range views from and to the Manor group, in particular those between the 
Manor group and How Wood and Birch Wood. The proposed screening would fully 
visually contain the designated heritage assets and substantially reduce the 
appreciable link between the Manor group and the land which it is associated with. 
Overall the proposals would result in less than substantial harm to the significance 
of the grade II* and grade II listed buildings forming the Burston Manor group 
which is not outweighed by public benefits, including the provision of additional 
dwellings. In accordance with the Framework and the statutory obligations 
imposed, great weight is given to this harm. As a result, the development would 
conflict with Local Plan Policy 86 and the NPPF 2019.

3.3. In the absence of a legal agreement to secure contributions towards; 
Community facilities, Travel Plan, bridleway improvements, footpath 
improvements, NHS Services, Highway projects, affordable housing, occupancy 
limitation, first marketing limitation the development fails to adequately mitigate its 
effect upon local services and infrastructure and secure the identified 'very special 
circumstances'. As such the development fails to comply with Policies 1 and I43B 
of the Local Plan and the NPPF 2019.

Appeal allowed – 31 January 2022.

Orchard Drive

5/2021/2730 - Land Off Orchard Drive Park Street St Albans Hertfordshire - 
Outline application (access only) - Construction of up to 30 dwellings with garages 
and associated parking, landscaping and access works. Conditional Permission 
granted 21/06/2022

3.3. Site Description

3.1. The application site consists of a broadly triangular parcel of land, extending to 
around 4.5 hectares, located to the west of Watling Street and to the north of Old 
Orchard. The site is mainly adjacent to residential properties to the east and south, 
whilst open fields mainly lie to the west of the site beyond existing trees. Watling 
Street Caravan Park and an electricity substation lie beyond the north eastern 
boundary of the site, whilst a petrol station is opposite the site’s north western 
most point. The site principally slopes down from Watling Street towards the fields 
west of the application site. The site is currently used for agricultural purposes and 
is sited within the Metropolitan Green Belt.

4.4. The Proposal

4.1. Outline application (access) - Erection of up to 95 dwellings, including 40% 
affordable dwellings and 5% self-build and custom build dwellings, public open 
space, landscaping and associated infrastructure



4.2. An amended parameter plan (ref: PP-01 Rev F) was received in June 2023, which 
made a minor amendment to the northernmost active travel access point into the 
site, to be consistent with other submitted drawings/information. No re-consultation 
was therefore considered necessary, noting the considerations at Paragraph 6.16 
of the Council’s current Statement of Community Involvement.  

5.5. Representations

5.1. Publicity / Advertisement

Publicity:
03/03/2022, 
16/06/2022,
29/11/2022

Expiry Date
26/03/2022, 
09/07/2022, 
20/12/2022

5.2. Adjoining Occupiers

5.2.1. In addition to neighbouring occupiers being notified of the application by post, site 
and press notices were used to advertise the application. The application has 
been formally advertised on three occasions.

5.2.2. In respect of the first round of consultation, responses objecting to the proposed 
development were received from: 192 Watling Street; 186 Watling Street; 214 
Watling Street; 17 Seaman Close; 10 Mount Drive; 228 Watling Street; 9 The Rise; 
18 Seaman Close; 1 Magnolia Close; 90 Radlett Road; 38 Frogmore Home Park; 
218 Watling Street; 6 Station Terrace; 6 Pilgrim Close; 205 Cell Barnes Lane; 21 
Mount Drive; 12 Branch Road; 2 Cardinal Place; 2 Falcon Close; 54 Spooners 
Drive; 37 Park Street; 12 The Rise; 19 Penn Road; 216 Watling Street; 1-2 Park 
Street Lane; 6 Brinsmead; 167 Watling Street; 12 Old Orchard; 10 Old Orchard; 9 
Old Orchard; 1 How Wood; 31 Old Orchard; 44 Park Street Lane; 180 Watling 
Street; Flat 1 Chequer Street; 23 Mount Drive; 29 Old Orchard; 17 Old Orchard; 
160 Tippendell Lane; 446 Mount Drive; 238 Watling Street; 14 Old Orchard; 116 
Tippendell Lane; 2 Old Orchard; 2 Mount Drive; 70 Beaumont Avenue; 7 The Rise; 
139 Watling Street; 34 Burston Drive; 124 The Old Coach House; 11 Mount Drive; 
9 Mount Drive; 1 Old Orchard; 1 Penn Road; 3 Hawfield Gardens; 199 Mount 
Pleasant Lane; 6 Watling View; 40 Butt Field View; 17 Pilgrim Close; 4 Old 
Orchard; 17 Hawfield Gardens; 131 Watling Street; 13 Applecroft; 1B The Rise; 3 
Penn Road; 3 The Rise; 6 Mount Drive; 4a Mount Drive; 41 Mount Drive; 104 
Tippendell Lane; 190 Watling Street; 21 Old Orchard; 8 Old Orchard; 143 Watling 
Street; 198 Watling Street; 10 Hawfield Gardens; 21 Seaman Close; 27 Mount 
Drive; 1A Hawfield Gardens; 19 Old Orchard; 124A Watling Street; 133 Watling 
Street; 28 Forge End; 32 Mount Drive; 6 Old Orchard; 64 Orchard Drive; 49 
Burston Drive; 151 Watling Street; 159 Watling Street; 39 Mount Drive; 200 
Watling Street; 31 Abbey Drive (Abbots Langley); 5 Mount Drive; 14 Hawfield 
Gardens; 174 Tippendell Lane; 115 Watling Street; 5 Old Orchard; 33 Meadway;  
16 Old Orchard; 7 Old Orchard; 114 Tippendell Lane; 141 Watling Street; 194 
Watling Street; 1 Caravan Site Watling Street; 10 Caravan Site Watling Street; 4A 
Hawfield Gardens; 9 Seaman Close; 188 Watling Street; 28 Old Orchard; 2 
Coopers Mews (Watford); 11 Seaman Close; 102 Gallows Hill Lane; 1 Seaman 
Close; 1 Maplefield;  123 Watling Street; 35 Seaman Close; 19 Seaman Close; 31 
Seaman Close; 161 Watling Street; 135 Watling Street; 23 Old Orchard; 5 
Hawfield Gardens; 22 Old Orchard; 15 Old Orchard; 30 Old Orchard; 20 Old 
Orchard; 208 Watling Street; 17 The Leys; 278 Watford Road; 29 Mount Drive; 27 
Old Orchard; 92 Tippendell Lane; 46 Telford Court; 25 Cherry Hill; 25 Old Orchard; 



25 Upton Close; 11 Old Orchard; 33 Old Orchard; 147 Watling Street. A comment 
was also received on behalf of “Greenbelt” and CPRE Hertfordshire.

5.2.3. Comments were also received anonymously or from partial or incomplete 
addresses. Multiple responses from some of the addresses above were also 
received.

5.2.4. These objections can be summarised as:

Principle

 Already too much development in the village with too little parking, and lorries 
are already causing danger to older properties

 There are already 14 houses being built in the area

 Moved to this area to enjoy the green space and to avoid city centre living

 People have a right to expect the village conditions to be maintained in the 
area where they bought their houses

 No very special circumstances to justify removal the Green Belt

 Green Belt was designated for a reason

 Proposal would be contrary to the Green Belt’s definition and 
purposes/principles

 Loss of valuable Green Belt land

 Removing the history of the village

 Contrary to NPPF Green Belt provisions

 Policy 1 of the Local Plan indicates that development in the Green Belt is 
inappropriate except in very special circumstances. 

 Lack of a five year housing land supply is insufficient to justify very special 
circumstances (VSC)

 Proposal is contrary to the Hunston Court Case

 Each application needs to be determined on its own merits

 The submitted Green Belt Statement is not factually correct

 The Planning Inspector at Colney Heath was careful to indicate in her 
decision report that it did not provide a precedent for other sites where 
different circumstances would clearly apply. The justification for the decisions 
on the two applications to St Albans Council similarly quoted the inadequacy 
of housing land supply and CPRE Hertfordshire believes this arises from an 
incorrect interpretation of the National Planning Policy Framework (NPPF), 
Paragraph 11 (and footnotes).

 It is inappropriate to suggest that housing need, unconstrained by the policy 
requirements to protect designated land, should constitute VSC. 

 Contrary to council pledge of sustainability against the climate crisis

 Permitting the development would be contrary to climate change aspirations

 Coalescence between Park Street and St Albans

 Site assists in the prevention of urban sprawl

 The site constitutes a clear encroachment into open countryside with a 
significant effect on its openness and character in this location, and would 
lead to further urban sprawl in an area already subject to degradation of the 
Green Belt.

 Was not set to be released in the 2013 Green Belt review

 The application site is large and does not constitute a narrow strip of green 
belt nor a self-contained piece of land

 The benefits put forward by the applicant could apply potentially to any 
development

 Brownfield redevelopment and urban regeneration should be encouraged

 Loss of agricultural land, including related issues such as national food 
security and the need to support locally grown food



 Previous appeal at this site was upheld – nothing has changed since

 2014 appeal at site to the south of this application site was dismissed

 This is an opportunistic development, in an area already overdeveloped, 
which was once a semi-rural village

 The site was not identified as suitable in the Neighbourhood Plan and 
allowing this application would undermine community involvement in planning

 Each case needs to be considered on its own merits

Highways and Transport

 Impact on traffic – particularly on the A5183 and Park Street Roundabout

 Traffic surveys were done during lockdown, are not representative therefore, 
and should be disregarded

 Traffic surveys are flawed as the ignore current traffic jams, that the route is 
used by HGVs, air quality issues, the cumulative impact from Railfreight, and 
that schools nearby have specific admission criteria

 Evidence that a right turn lane is not needed should be based on accurate 
traffic counts

 Insufficient road infrastructure 

 This is a key route into Park Street, which is often gridlocked – delays on the 
motorway exacerbate issues

 Danger at Park street roundabout posed by inappropriate speeds

 Increase in traffic congestion and journey times

 Exacerbate pre-existing traffic issues, including access onto Park Street

 Danger from access on highway at brow of hill on Park Street

 Access arrangements should be shown accurately in relation to land 
contours and should also show interactions with nearby driveways, and also 
demonstrate safety

 Increased traffic will cause highway safety issues

 Increased traffic will affect my ability to work

 Danger to pedestrians

 Pavements are difficult to navigate

 The underpass at Watling Street is unsafe

 Entrance to the site is at a 40mph section of road

 Already accidents on the local road network

 There is no prohibition for larger lorries in the area

 Potential for up to 250 extra vehicles

 Where will the road access be?

 Concerns relating to adequate loading and turning

 Impact on car parking locally

 The Council will not allow me to have off-street parking, and so as a result of 
this development, I will need to park a long way away

 The development will not include appropriately sized garages

 Concern as to traffic impact on Tippendell Lane

 E-scooters are illegal as is cycling on the pavement

 Train service to Park Street is limited and not 24 hours 

 Commuter trains are only two carriages and the rail service is on a single 
track

 Only 8 car parking spaces at the station

 Rail service is not reliable

 Only one bus route serves the stops nearest the application site

 School transport is usually private hire and not public transport

 Nothing proposed to alleviate impact of more traffic

 During the fuel crisis, access into nearby houses was near-impossible



 There has in recent times been a noticeable increase in traffic and pollution

 How will the emergency services access the site during congestion?

Landscape and Visual Impacts

 High amount of work needed due to steep incline at bottom of field

 Natural beauty would be affected beyond repair 

 New houses would be an eyesore

 Development up to 2.5 storeys in height 

 High density

 Little green land is now left

 Proposal would reduce the rural landscape

 Mitigation measures cannot compensate for the loss of green space

 Site is not a narrow strip of land

 Site borders a rural area and relates to the adjacent countryside

 Site is a rare example of undisturbed land 

 Loss of views as a result of new trees to mitigate landscape impact

 Submitted landscape assessment ignores the views from nearby properties

 Site is on a slope and would be very visible in surrounding area

 The bench at the top of the hill will overlook a housing estate and not fields

Ecology

 Loss of wildlife 

 A range of wildlife is present on site at present – including mammals, 
butterflies and birds. The development would deprive them of their habitat.

 Potential for rare/protected trees and wildlife at the site

 Loss of trees

 Loss of an agricultural habitat which is different to other habitats in the area

 Impact on biodiversity

 Impact from light pollution

 Site provides an ecological space away from roads and pollution

 Green areas are needed to soak up pollution

 The predicted biodiversity of the proposed development is optimistic, and 
includes a grass verge, which is unlikely to have much biodiversity value in 
the future

 How can the destruction of the site result in a biodiversity net gain?

 Biodviersity net gain is inherently flawed, and many developers fail to meet 
pre-application promises.

 The UK is in an ecological recession

 Danger posed to wildlife from cats in domestic premises

 Lockdown has meant that wildlife can be observed and enjoyed locally

Drainage

 Issues with emergency water mains in area that have required repair multiple 
times

 Increased strain will be placed upon an already struggling drainage system

 Is there drainage capacity?

 Removal of soil that acts as natural drainage

 Site provides natural water table assistance

 Will lead to localised flooding

Infrastructure

 Basic infrastructure cannot support the development 

 No nearby shops



 The M&S Simply Food is not big enough to serve the development

 GPs and Vets cannot cope

 Schools and other amenities at capacity

 Emergency services are at their limits

 A&E Waiting times at Watford are long

 Potential strain on telecommunications

 Cumulative impact from other developments on services is ignored

Amenity

 Development will cause overlooking and loss of privacy

 Concern as to loss of outlook and view from rear of property over 
development

 Loss of light and overshadowing

 Concerns regarding security

 Concerns as to the impact of development during construction

 Pollution impacts for future occupiers

 Concerns regarding Air Quality, which is already bad in this area

 Impact on human health

 Impact on the safety of the area

 A new junction will need more lighting causing light and noise pollution

 The response from Environmental Compliance is unsatisfactory

Other Comments

 St Albans City and District Council has complete disregard for the wellbeing 
of residents, where future residents will need to drive to buy even a bottle of 
milk. The Council’s Green Speak does not exist outside of the City Centre. 

 Impact of the proposal on livelihoods and quality of life

 The fields mean a lot to people

 We walk our dog here

 Can I sue the council if I get respiratory issues in the future?

 Park Street is a dumping ground to satisfy housing targets

 This application would change the feel of the village

 Hertfordshire will no longer have any green space

 There is plenty of brownfield land to accommodate developments

 We will never have enough housing until we regulate who can buy houses

 Frustration with the planning process, whereby the Council will allow new 
dwellings, but refuse simple householder applications on technicalities

 Limited information about affordable housing provision and whether it would 
just be slightly cheaper than the rest of the development

 The affordable housing is unlikely to be affordable to those who need it

 Houses are too expensive and without bank of mum and dad I will never be 
able to buy my own home

 Impact on house prices

 The consultation process is flawed and leaves the Council open to legal 
challenge. There is no avenue for the public to liaise directly with highways. 
Highways should take into account the comments of the public and delay 
their response until this is done. The Council disregards public concern about 
highways and ignored issues relating to access in the previous application at 
this site.  

 Developers financial gain

 Developers know that building houses here is more profitable than 
Letchworth

 Houses should be built up north where there is more space



 Developers should build more schools and hospitals

 Land should be donated to the woodland trust

 How much has it cost the taxpayer to get rid of the illegal mass-occupation of 
this site circa 40 years ago?

 Money should stop being spent on fighting this ill-advised application

 Potential for future phases of development if this is approved

 A precedent will be set for future development

 Might be even more dwellings here at a later date

 Addresses near to application site not notified of the application

 Is the Council considering this application for the extra council tax income?

 Totally inappropriate, just a money grab resulting from SADC Call for sites. 
Why on earth would SADC, approve this, only yards from one of the busiest 
roundabouts in Hertfordshire?

 Concerns regarding population increase

 Who would want to live at this site anyway when it is in such proximity to 
busy roads?

 The impact of this application will be in addition to that of Railfreight – which 
could simply become a lorry terminal

 The political response to preserving the Green Belt is appalling 

 Application is too political

 No consideration has been given to the impact of this application on the 
adjacent Gypsy and Traveller Community who would face discrimination from 
this application being granted, contrary to the Human Rights Act

 Allowing this development would mean that the strip of land immediately to 
the south of the application site should also be granted planning permission

 Roman coins have been found in this field

 The proposal will not include solar panels

 Covid has shown we need to be able to enjoy nature

 Park Street will become less desirable

5.2.5. Representations supporting the proposed development were received from 125 
Watling Street; 40 Park Street Lane; 32a Hazel Road. These representations can 
be summarised as:

 Not everyone is lucky to own their own home

 The District needs more three bedroom properties, not just two bedroom 
housing association properties that are still expensive

 There are families in overcrowded housing that need better conditions

 Support the application if it includes social housing

 It appears the application has met the criteria set out in the neighbourhood 
plan

5.2.6. Comments were received from the following addresses after the second round of 
public consultation on this application, objecting to the proposed development: 15 
Branch Road; 4 Hazel Road; 1 Mangolia Close; 4 Hawfield Gardens; 55 
Maplefield; 208A Watling Street; 46 Burnside; 100 High Street; 5 Upton Close; 3 
The Orchard; 10 Approach Road; 47 Watling Street; 26 Old Orchard; 28 Boleyn 
Drive; 5 Old Orchard; 64 Orchard Drive; 1 Old Orchard; 12 Old Orchard; 17 Old 
Orchard; 3 Hawfield Gardens; 10 Old Orchard; 23 Mount Drive; 10 Mount Drive; 
46 Mount Drive; 8 Old Orchard; 180 Watling Street; 19 Maplefield; 20 Driftwood 
Avenue; 21 Park Street; 25 Birchwood Way; 21 Seaman Close; 16 Old Orchard; 
32 Rosemary Drive; 13 Homestead Close; 222 Park Street Lane; 102 Park Street 
Lane; 114 Brewhouse Hill; 7 Park Street; 19 Seaman Close; 6 Walnut Close; 27 



Burston Drive; 8 Frogmore; 7 Kitchener Close; 106 Radlett Road; 16 Brinsmead; 6 
Pilgrim Close; 20 Hawfield Gardens; 112 Park Street Lane; 38 Maplefield; 35 
Spooners Drive; 183 Park Street Lane; 218 Radlett Road; 23 Hawfield Gardens; 
25 Ringway Road; 34 Old Orchard; 138 Park Street Lane; 55 Watling View; 30 
Ringway Road; 4 Branch Road; 14 Old Orchard; 37 Park Street; 80 Spooners 
Drive; 14 Old Orchard; Ambleside; 55 Park Street Lane; Frogmore House; 53 
Burnham Road; 101 Orchard Drive; 4 Epping Green (Hemel Hempstead); 23 Old 
Orchard; 17 Upton Close; 70 Beaumont Avenue; 19 Grovelands; 31 Old Orchard; 
24 Hawfield Gardens; 7 Moor Mill Lane; 11 Woodlands; 16 Homestead Close; 7 
Old Orchard; 43 Park Street; 57 Meadow Close; 192 Watling Street; 100 High 
Street; 69 Harpenden Road; 16 Burston Drive; 5 Hawfield Gardens; 17 Hawfield 
Gardens; 28 Highfield Lane; 25 Bridgefoot Cottages; Lake View; 74 How Wood; 7 
Seaman Close; 28 Park Street Lane; 198 Watling Street; 41 Mount Drive; 9 Old 
Orchard; 32 Old Orchard; 8 Hollybush Avenue; 32 St Stephens Avenue; 20 Park 
Street Lane; 32 Spooners Drive; 55 Park Street Lane; 38 Park Street Lane; 26 
Page Place; 11 Pilgrim Close; 15 Birchwood Way; 4 Spooners Drive; 3 Penn 
Road; 84 Park Street; 167 Watling Street; 39 Spooners Drive; 139 Watling Street; 
27 Dell Rise; 7 Pilgrim Close; 27 Mount Drive; 19 Old Orchard; 3 Birchwood Way; 
14 Brinsmead. Comments were also received on behalf of “Greenbelt”.

5.2.7. Comments were also received anonymously or from partial or incomplete 
addresses. Multiple responses from some of the addresses above were also 
received.

5.2.8. These comments can be summarised as:

Principle

 Contrary to existing Local Plan, Neighbourhood Plan and National planning 
policies

 This site has not been previously allocated (including in the Neighbourhood 
Plan)

 Loss of Green Belt land

 Contrary to Paragraph 149 of the NPPF

 Contrary to NPPF Green Belt purposes

 Will result in encroachment

 Will result in loss of openness

 Would cause coalescence 

 Urban sprawl

 No very special circumstances

 This development is not needed

 Area cannot take more development

 Use brownfield land instead

 Scheme proposes too many houses

 Have had to endure lots of urban sprawl in past decade

 Bad for the environment

 Will cause pollution – already high levels of C02 in this area

 The housing targets the Council is working to are incorrect, based on pre-
pandemic and pre-Brexit assumptions

 Housing targets can only be formulated through a local plan

 This site is one of the few in the area that has never been degraded for sand 
or gravel extraction

Highways and Transport

 Will cause an increase in traffic

 Will exacerbate issues at Park Street Roundabout



 Question the accuracy of the traffic survey

 Question the accuracy of the additional transport information

 Will cause parking issues

 Road safety concerns

 Poor public transport

 Traffic caused by construction vehicles

 Traffic impact worsened by the Strategic Rail Freight Interchange, which has 
not provided the road improvements they were required to

 Traffic lights should be considered on the Park Street Roundabout

 Unsafe pedestrian routes

 Not a sustainable location

 How will emergency vehicles be able to get through?

Landscape and Visual Impacts

 Would affect the character of Park Street

 Site provides relief from existing roads and housing

 Loss of views

 Adverse visual impact

Ecology

 Will have an adverse wildlife impact and destroy habitats

 Will have an adverse impact on plants

 Will result in a reduction in biodiversity

 Concerns with the predicted biodiversity net gain 

 The biodiversity net gain report has been prepared as a desktop study

 Would impact upon the ecology of adjacent land

 Impact on protected species

Drainage

 Would cause localised flooding

 Multiple emergency repairs to drainage infrastructure have been required in 
past 12 months

 River Ver floods every year

Infrastructure

 No extra infrastructure

 Development will stretch existing infrastructure 

 Impact on schools and doctors surgeries

 Not enough shops, services and amenities nearby to serve the development

 Insufficient sewer capacity and gas supply

 NHS responses and requests for contributions would not overcome existing 
pressures on NHS resources

Amenity

 Will cause overlooking

 Noise impacts

 Screening will not offer sufficient privacy to neighbouring residents – 
particularly in winter when vegetation will not be in full leaf

 Light and air pollution.

 Future residents exercising their permitted development rights will further 
impede the amenities of local residents

 Will impact the amenities of neighbouring residents who have lived here for 
years



Other Comments

 Additional information does not overcome concerns 

 Previous applications for smaller schemes at this site have been refused and 
should act as a precedent

 This is a significant piece of land and would represent the largest housing 
development that there has ever been in Park Street on Green Belt land

 Opens floodgates for other developers

 Will result in mental health impacts

 Construction will cause years of disruption

 Affordable housing in other developments has not been provided

 Disillusionment with local and national government

 Will result in overpopulation

 Loss of agricultural land

 Food security concerns

 Concerns with submitted land classification report

 This land has been farmed for many years

 Scheme is just about money making

 No consideration of local residents

 Development will ruin the village

 There is a climate change emergency 

 Concerns as to the applicant’s interest in this land

 The proposal would make no discernible difference to affordable housing 
situation in the District

 Homes will not be affordable

 Other examples of developments permitted in the local area have been cited

 The numbers of people employed in the construction of the site are 
unrealistic

 New homes should be sustainably constructed

 The submission of this application is premature as a new Local Plan is being 
prepared

 Going against the policies in the Neighbourhood Plan, which local people 
voted for at a referendum, would be illegal

 Application needs to be considered in the context of planning applications in 
neighbouring local authority areas.

 A new ‘new town’ is needed.

5.2.9. Comments were received from the following addresses after the third round of 
public consultation on this application, objecting to the proposed development: 5 
Hawfield Gardens; 55 Park Street Lane; 25 Birchwood Way; 23 Old Orchard; 218 
Watling Street; 10 Old Orchard; 70 Beaumont Avenue; 2 Old Orchard; 7 The Rise; 
29 Old Orchard; 21 Seaman Close; 10 Mount Drive; 16 Old Orchard; 198 Watling 
Street; 180 Watling Street; 5 Old Orchard; 31 Old Orchard; 30 Old Orchard; 52 
The Crescent; 141 Watling Street; 34 Burston Drive; 22 Old Orchard; 24a 
Mayflower Road; 11 Mount Drive; 27 Mount Drive; 32 Old Orchard; 9 Mount Drive; 
188 Watling Street; 25 Park Street; 41 Mount Drive; 8 Old Orchard; 139 Watling 
Street; 3 Hawfield Gardens; 32 Seaman Close; 17 Old Orchard; 76-78 Park Street; 
2 Mount Drive; 14 Old Orchard; 39 Mount Drive; 43 Mount Drive; 36 Wych Elms; 
90 Maplefield; 18 Upton Close; 2 Upton Close; 5 Upton Close; 25 Upton Close; 9 
Old Orchard; 25 Hawfield Gardens. Comments were also received on behalf of 
“Greenbelt”.



5.2.10. Comments were also received anonymously or from partial or incomplete 
addresses. Multiple responses from some of the addresses above were also 
received.

5.2.11. These comments can be summarised as:

Principle

 Proposal is unsustainable and unhealthy for residents

 Proposal would result in coalescence

 Loss of Green Belt

 No very special circumstances

 There should be a brownfield first approach

 CPRE has demonstrated there is capacity for 1,173 new homes in the District

 Contrary to Green Belt purposes

 The submitted rebuttal to Spatial Planning’s comments is not credible

Highways and Transport

 Will cause an increase in traffic

 Traffic survey submitted is inaccurate

 Traffic survey is based on statistics which are not correct and do not 
adequately forecast future demand

 It is illegal that SADC defer all highways decisions to the County Council, as 
the County do not allow community input, thereby denying the views of the 
community to be adequately regarded

 No credible mitigation measures have been put forward

 Will impact Park Street Roundabout

 Will lead to more parking in nearby streets

 Will make accessing and leaving nearby streets worse

 Can be hard to leave the village

 Traffic in area is worse when there are accidents on the motorways

 HGVs routinely drive through Park Street when they shouldn’t 

 Poor local public transport

 Increase in traffic will impede ability for people to get to work 

 Regardless of whether there are any other road improvements, traffic through 
Park Street will still increase as a result of railfreight. 

 Drivers use Watling Street as it is the fastest route.

 The traffic modelling used is flawed, was collated during covid, and has simply 
been accepted.

 Commuters will use cars despite any improvements to more sustainable 
transport options and the proximity of Park Street railway station.

 Lack of consultation on highways matters 

 The Council simply ignore objections contrary to statutory requirements

Landscape and Visual Impacts

 Will affect the character of the area

 This site, combined with the Rail Freight site, will change the character of the 
area

 Park Street is still a village

 The landscape information ignores the fact that the site is on a hill

 Loss of green space

Ecology

 Will impact wildlife

 The wildlife strip is poorly sited and would be unsuccessful 



Drainage

 The submitted drainage information is based on incorrect assumptions

Infrastructure

 Local infrastructure will not be able to cope (e.g. schools, GP surgeries, 
hospitals etc.)

Amenity

 Will cause pollution

 Increase in noise 

 Not clear what the construction timetable will be

Other Comments

 The proposal would impact upon food security

 Would not help to address climate change

 Proposal would be bad for the environment

 Proposal will impact quality of life

 Proposal will cause house values to fall

 Loss of agricultural land

 Concern as to food security

 Rail Freight will end up as a Road Freight terminal

 The consultation deadline should be extended over the Christmas period

 This application should be refused, just like the nearby Cala Homes scheme

 Local residents have suffered enough overdevelopment

 Granting the application will undermine both national and local planning policy

 Previous objections raised are not overcome by the additional information

 Council should take into account updated government guidance

5.2.12. Comments in support of the application from 76/78 Park Street were received, 
expressing that more houses should be built for young people, and that the 
application would be good for local small businesses.

6.6. Consultations:

6.1. Affinity Water

First Response 23/03/2022

6.1.1. Thank you for notification of the above planning application. Planning applications 
are referred to us where our input on issues relating to water quality or quantity 
may be required.

6.1.2. You should be aware that the proposed development site is located within an 
Environment Agency defined groundwater Source Protection Zone (SPZ) 
corresponding to our Pumping Station (NETH). This is a public water supply, 
comprising a number of Chalk abstraction boreholes, operated by Affinity Water 
Ltd. The site is also located above historic landfill.

6.1.3. If you are minded to approve the Application, it is essential that appropriate 
conditions are imposed to protect the public water supply, which would need to 
address the following points:

1. Contamination



6.1.4. Any works involving excavations that penetrate into the chalk aquifer below the 
groundwater table (for example, piling or the installation of a geothermal 
open/closed loop system) should be avoided. If these are necessary, then the 
following condition needs to be implemented:

Condition

A) No works involving excavations (e.g. piling or the implementation of a 
geothermal open/closed loop system) shall be carried until the following has been 
submitted to and approved in writing by the Local Planning Authority in conjunction 
with Affinity Water:

i) An Intrusive Ground Investigation to identify the current state of the site and 
appropriate techniques to avoid displacing any shallow contamination to a greater 
depth.

ii) A Risk Assessment identifying both the aquifer and the abstraction point(s) as 
potential receptor(s) of contamination.

iii) A Method Statement detailing the depth and type of excavations (e.g. piling) to 
be undertaken including mitigation measures (e.g. appropriate piling design, off 
site monitoring boreholes etc.) to prevent and/or minimise any potential migration 
of pollutants to public water supply. Any excavations must be undertaken in 
accordance with the terms of the approved method statement.

The applicant or developer shall notify Affinity Water of excavation works 15 days 
before commencement in order to implement enhanced monitoring at the public 
water supply abstraction and to plan for potential interruption of service with 
regards to water supply.

Reason: Excavation works such as piling have the potential to cause water quality 
failures due to elevated concentrations of contaminants including turbidity. 
Increased concentrations of contaminants impacts the ability to treat water for 
public water supply. This can cause critical abstractions to switch off resulting in 
the immediate need for water to be sourced from another location, which incurs 
significant costs and risks of loss of supply during periods of high demand.

2. Contamination during construction

6.1.5. Construction works may exacerbate any known or previously unidentified 
contamination. If any pollution is found at the site, then works should cease 
immediately and appropriate monitoring and remediation will need to be 
undertaken to avoid any impact on water quality in the chalk aquifer.

Condition

B) If, during development, contamination not previously identified is found to be 
present at the site, then no further development shall be carried out until a 
Remediation Strategy detailing how this contamination will be dealt with has been 
submitted to and approved in writing by the Local Planning Authority in conjunction 
with Affinity Water. The remediation strategy shall be implemented as approved 
with a robust pre and post monitoring plan to determine its effectiveness.

Reason: To ensure that the development does not contribute to unacceptable 
concentrations of pollution posing a risk to public water supply from previously 
unidentified contamination sources at the development site and to prevent 
deterioration of groundwater and/or surface water.



3. Infiltration

6.1.6. Surface water should not be disposed of via direct infiltration into the ground via a 
soakaway.

Condition

C) Prior to the commencement of development, details of a Surface Water 
Drainage Scheme that does not include infiltration shall be submitted to and 
approved in writing by the Local Planning Authority in conjunction with Affinity 
Water.

Reason: To provide confirmation that direct infiltration via soakaways will not be 
used due to the presence of contaminated land (historic landfill) and the risk for 
contaminants to remobilise, potentially impacting public water supply.

6.1.7. The construction works and operation of the proposed development site should be 
done in accordance with the relevant British Standards and Best Management 
Practices, thereby significantly reducing the groundwater pollution risk.

6.1.8. For further information we refer you to CIRIA Publication C532 "Control of water 
pollution from construction - guidance for consultants and contractors".

Water efficiency

6.1.9. Being within a water stressed area, we expect that the development includes 
water efficient fixtures and fittings. Measures such as rainwater harvesting and 
grey water recycling help the environment by reducing pressure for abstractions in 
chalk stream catchments. They also minimise potable water use by reducing the 
amount of potable water used for washing, cleaning and watering gardens. This in 
turn reduces the carbon emissions associated with treating this water to a 
standard suitable for drinking, and will help in our efforts to get emissions down in 
the borough.

Infrastructure connections and diversions

6.1.10. There are potentially water mains running through or near to part of proposed 
development site. If the development goes ahead as proposed, the developer will 
need to get in contact with our Developer Services Team to discuss asset 
protection or diversionary measures. This can be done through the My 
Developments Portal (https://affinitywater.custhelp.com/) or 
aw_developerservices@custhelp.com.

6.1.11. In this location Affinity Water will supply drinking water to the development. To 
apply for a new or upgraded connection, please contact our Developer Services 
Team by going through their My Developments Portal 
(https://affinitywater.custhelp.com/) or aw_developerservices@custhelp.com. The 
Team also handle C3 and C4 requests to cost potential water mains diversions. If 
a water mains plan is required, this can also be obtained by emailing 
maps@affinitywater.co.uk. Please note that charges may apply.

Second Response 21/06/2022

6.1.12. Thank you for your notification of the below application with additional information. 

6.1.13. We have no further comments than those that were in our letter dated 23rd March 
2022 which still stand.



6.2. Archaeology

6.2.1. The proposed development area lies immediately adjacent to the important 
Roman road of Watling Street. The application was submitted with an 
archaeological desk based assessment which has indicated a low potential for 
archaeological deposits from all periods. No form of evaluation or on site 
assessment apart from a walkover survey has been undertaken. The location, 
abutting the Roman Road of Watling Street, which was laid out in the first century 
AD and has been in use ever since. There is the potential for roadside settlement 
of Roman and medieval date being identified. It is stated in the DBA that a Roman 
kiln was identified to the south-west of the site.

6.2.2. Recommendations (conditions):

6.2.3. 1. Archaeological Investigation

No development-related works shall take place within the site until a written 
scheme of archaeological work (WSI) has been submitted to and approved in 
writing by the Local Planning Authority. This scheme shall include a programme of 
initial trial trenching followed by open area excavation, followed by off-site work 
such as the analysis, publication, and archiving of the results, together with a 
timetable for completion of each element. All works shall be carried out and 
completed in accordance with the approved scheme, unless otherwise agreed in 
writing by the Local Planning Authority. This must be carried out by a professional 
archaeological/building recording consultant or organisation in accordance with the 
agreed written scheme of investigation.

Reason:

To ensure adequate opportunity is provided for archaeological research on this 
historically important site. To comply with Policy 111 of the St Albans District Local 
Plan Review 1994 and the National Planning Policy Framework paragraph 205. To 
ensure the appropriate identification, recording and publication of archaeological 
and historic remains affected by the development.

6.2.4. 2. Publication and Dissemination

Following the completion of the fieldwork and the post-excavation assessment in 
Condition 1, appropriate resources will be agreed with the Local Planning Authority 
for the post-excavation project generated by the archaeological WSI in Condition 
1. This will include all necessary works up to and including an appropriate 
publication and archiving and will include an agreed timetable and location for that 
publication.

Reason:

To ensure adequate opportunity is provided for archaeological research on this 
historically important site. To comply with the National Planning Policy Framework 
paragraph 205. To ensure the appropriate publication of archaeological and 
historic remains affected by the development.

6.3. Hertfordshire Police Design Liaison Officer

Comments Received 11/03/2022



6.3.1. Thank you for sight of this application on which I comment from a crime prevention 
perspective only. I have read the supplied documents and have knowledge of the 
site having commented at the Pre-Application stage.

6.3.2. I have no serious concerns with the intention to build new homes at this location, 
but the intention to construct in the region of 95 new homes will of course have a 
large impact on local policing with an increase in demand for services.

6.3.3. I am encouraged by sight of the security page within the Design & Access 
Statement, which refers to Secured by Design (SBD).

6.3.4. This is a good first step but must be followed up with action, which hopefully will 
include the desire to be accredited under the SBD scheme. 

6.3.5. I would welcome an approach from the design team to discuss this most exciting 
project with a view to taking all reasonable steps to ensure crime does not flourish 
at this location.

6.3.6. The indicative layout plans and statements regarding parking are all very positive 
from a CP perspective and SBD is very achievable at minimum cost if considered 
from the start, which does appear to have been done.

6.3.7. Currently and at this stage of planning, I am able to support this application.

Further comments 16/06/2022

6.3.8. Support the Proposal

6.3.9. Thank you for sight of this application on which I comment from a crime prevention 
and safety aspect only. I have commented on this application already, and the 
amendments brought forward here have no bearing on security. As such, I have 
no further comment to make beyond my earlier comments.

6.4. British Pipeline Agency

Initial Response 28/02/2022

6.4.1. Thank you for your correspondence regarding the above noted planning 
application. 

6.4.2. Having reviewed the information provided, the BPA pipeline(s) is not affected by 
these proposals, and therefore BPA does not wish to make any comments on this 
application. 

6.4.3. However, if any details of the works or location should change, please advise us of 
the amendments and we will again review this application. 

6.4.4. Whilst we try to ensure the information we provided is accurate, the information is 
provided Without Prejudice and we accept no liability for claims arising from any 
inaccuracy, omissions or errors contained herein.

Further Response 10/06/2022

6.4.5. Planning Application 5/2022/0267 - Not Affected

6.4.6. Thank you for your correspondence regarding the above noted planning 
application. 



6.4.7. Having reviewed the information provided, the BPA pipeline(s) is not affected by 
these proposals, and therefore BPA does not wish to make any comments on this 
application. 

6.4.8. However, if any details of the works or location should change, please advise us of 
the amendments and we will again review this application. 

6.4.9. Whilst we try to ensure the information we provided is accurate, the information is 
provided Without Prejudice and we accept no liability for claims arising from any 
inaccuracy, omissions or errors contained herein.

Further Response 05/12/2022

6.4.10. BPA Pipelines – Not affected 

6.4.11. Thank you for your correspondence enclosing details of your proposals. 

6.4.12. Having reviewed the information provided, the BPA pipeline(s) are not affected by 
these works, and consequently no site visit or supervision will be required and the 
works are free to continue as planned.

6.4.13. However, if the location of your work should change, please contact us 
immediately, by emailing landsteam@bpa.co.uk. 

6.4.14. This response is valid for 90 days. After which, if a refresh is required, please 
quote the BPA reference number "2021-2783" and email landsteam@bpa.co.uk 
stating this is a refresh, and we can check whether these works are still ok to 
proceed.

6.5. Land Contamination Officer

Initial Response 28/02/2022

6.5.1. I have reviewed the phase I contaminated land assessment which has been 
submitted in support of the above application for a residential development with 
public open space.  The contaminated land assessment confirms the potential 
presence of on-site and off-site contamination which could adversely impact future 
site users and the wider environment.  To ensure that a suitable site investigation 
is undertaken to identify the presence of risks from contamination, the following 
conditions should be included on any decision notice:

6.5.2. 1. Site investigation

Condition:

A site investigation shall be carried out by a competent person to fully investigate 
the extent contamination at the site further to the information detailed within the 
phase 1 contaminated land assessment provided for this development.  The site 
investigation shall comply with BS10175:2011+A2:2017 Investigation of potentially 
contaminated sites – Code of practice.  Copies of the interpretative report shall be 
submitted to the LPA for review.

Copies of the interpretative report on the completed site investigation shall be 
submitted to the LPA without delay on completion.

Reason: 



To ensure that adequate protection of human health is maintained and the quality 
of groundwater is protected. To comply with Policy 84 of the St. Albans District 
Local Plan Review 1994.

6.5.3. 2. Options appraisal and remediation strategy

Condition:

The results of the site investigation and the detailed risk assessment referred to in 
shall be used to prepare an options appraisal and remediation strategy giving full 
details of the remediation measures required and how they are to be undertaken. 
The strategy shall include a verification plan providing details of the data that will 
be collected in order to demonstrate that the works set out in the remediation 
strategy are complete and identify any requirements for longer-term monitoring of 
pollutant linkages, maintenance and arrangements for contingency action.   The 
options appraisal and remediation strategy shall be agreed in writing with the LPA 
prior to commencement and all requirements shall be implemented and completed 
to the satisfaction of the LPA by a competent person.

Reason: 

To ensure that adequate protection of human health is maintained and the quality 
of groundwater is protected. To comply with Policy 84 of the St. Albans District 
Local Plan Review 1994.

6.5.4. 3. Verification report

Condition: 

A verification report demonstrating completion of the works set out in the 
remediation strategy and the effectiveness of the remediation shall be submitted in 
writing and approved by the LPA.  The report shall include results of validation 
sampling and monitoring carried out in accordance with an approved verification 
plan to demonstrate that the site remediation criteria have been met.  It shall also 
include any plan for longer-term monitoring of pollutant linkages, maintenance and 
arrangements for contingency action, as identified in the verification plan.  The 
long-term monitoring and maintenance plan shall be implemented as approved.

Reason: 

To ensure that adequate protection of human health is maintained and the quality 
of groundwater is protected. To comply with Policy 84 of the St. Albans District 
Local Plan Review 1994.

Second Response 14/06/2022

6.5.5. With regards to the above consultation, we recommend the following planning 
conditions be applied:

6.5.6. Site investigation

Condition:

A site investigation shall be carried out by a competent person to fully and 
effectively characterise the nature and extent of any land and ground gas 
contamination and provide information for a detailed assessment of the risk to all 
receptors that may be affected. The site investigation shall comply with 



BS10175:2011+A2:2017 Investigation of potentially contaminated sites – Code of 
practice. Copies of the interpretative report shall be submitted to the LPA without 
delay upon completion. 

Reason: 

To ensure that adequate protection of human health is maintained for the lifetime 
of the development. To comply with Policy 84 of the St. Albans District Local Plan 
Review 1994.

6.5.7. Options appraisal and remediation strategy

Condition:

The results of the site investigation and the detailed risk assessment referred to in 
(11), shall be used to prepare an options appraisal and remediation strategy giving 
full details of the remediation measures required and how they are to be 
undertaken. The options appraisal and remediation strategy shall be agreed in 
writing with the LPA prior to commencement and all requirements shall be 
implemented and completed to the satisfaction of the LPA by a competent person.

Reason: 

To ensure that adequate protection of human health is maintained for the lifetime 
of the development. To comply with Policy 84 of the St. Albans District Local Plan 
Review 1994.

6.5.8. Verification report

Condition: 

A verification report demonstrating completion of the works set out in the 
remediation strategy in (12) and the effectiveness of the remediation shall be 
submitted in writing and approved by the LPA. The report shall include results of 
validation sampling and monitoring carried out in accordance with an approved 
verification plan to demonstrate that the site remediation criteria have been met. It 
shall also include any plan for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action, as identified in the 
verification plan. The long-term monitoring and maintenance plan shall be 
implemented as approved.

Reason: 

To ensure that adequate protection of human health is maintained for the lifetime 
of the development. To comply with Policy 84 of the St. Albans District Local Plan 
Review 1994.

6.5.9. Unsuspected Contamination

Condition: 

In the event that contamination is found at any time when carrying out the 
approved development that was not previously identified it must be reported in 
writing immediately to the Local Planning Authority.  An investigation and risk 
assessment must be undertaken and where necessary a remediation scheme 
must be prepared, subject to the approval of the Local Planning Authority.  
Following the completion of any measures identified in the approved remediation 



scheme a validation report must be prepared, which is subject to the approval in 
writing of the Local Planning Authority prior to the occupation of any buildings.

Reason: 

To ensure that adequate protection of human health is maintained and the quality 
of groundwater is protected.  To comply with Policy 84 of the St. Albans District 
Local Plan Review 1994.

6.5.10. Comments

The submitted report entitled “Watling Street, Park Street, St Albans Phase 1 Desk 
Study” produced by Hydrock and dated 20th October 2021” has been reviewed. 
The application site is reported to be situated directly adjacent to an historic landfill 
site/sewage treatment works.

6.6. Design and Conservation Officer

Initial Comments 17/03/2022

6.6.1. No above-ground heritage constraints, nor is this likely to impact on the Park 
Street Conservation area.  Archaeology may be an issue and they should be 
consulted.

6.6.2. No detailed comment on the illustrative layout or parameters plan. Seems 
acceptable.

Further Comments 06/07/2022 and 29/11/2022

6.6.3. No further comment.

6.7. East of England Ambulance Service

6.7.1. The proposed development will put increasing pressure and demand on EEAST 
providing nationally set response times for ambulance emergency services around 
the geographical area associated with the proposed application site. EEAST does 
not have the capacity to meet the additional growth resulting from this 
development and cumulative development growth in the area.  

6.7.2. Any new housing development requires assessment of:

• Increasing the number of ambulances required to meet the expanded 
demand in order to maintain contractual response times to prevent the application 
of contractual fines

• The suitable location of existing ambulance station(s) within the locality to 
meet the increased demand with potential to redevelop or extend and in certain 
instances relocate to a more suitable location

• Additional medical equipment to manage the increased number of incidents 
from the growing population in order to maintain mandated ambulance response 
times and treatment outcomes. 

• The need to recruit, train and provide new equipment for additional voluntary 
Community First Responders (CFR) to support the proposed development and the 
community as a whole.



6.7.3. EEAST are in a unique position that intersects health, transport and community 
safety and does not have capacity to accommodate the additional growth resulting 
from the proposed developments combined with other developments in the 
vicinity. This development is likely to increase demand upon existing constrained 
ambulance services and blue light response times.

6.7.4. Table 1 shows the population likely to be generated from the proposed 
development. The capital required to create additional ambulance services to 
support the population arising from the proposed development is calculated to be 
£25,009. 

6.7.5. The capital required through developer contribution would form a proportion of the 
required funding for the provision of capacity to absorb the patient growth and 
demand generated by this development. Any funding would be used towards the 
capital cost of providing new additional ambulances and/or new additional medical 
equipment (both within and external to the ambulance), and/or new additional 
parking space(s) for ambulances at existing ambulance stations or if ability to 
expand is constrained to support relocating the ambulance station to an 
appropriate site to meet the needs of the existing and additional residents. In 
addition, capital funding could be used to recruit and train new volunteer 
community first responders or provide new volunteer community responder 
equipment.

Assessment of Development Impact on Existing Healthcare and Ambulance 
Service Provision

6.7.6. Non-emergency patient transport services are commissioned by NHS Herts CCG 
to take patients who meet set eligibility criteria from their usual place of residence 
to hospital for appointments (which may be provided in a hospital, diagnostic hub 
or primary care setting) in sufficient time for their appointment and then returned to 
their usual place of residence.  As with emergency services, location and siting of 
PTS sites is important to meet the needs of the population.

6.7.7. The age profile is important for EEAST as well as the CCG, as people at both 
ends of the age spectrum consume a disproportionately large quantity of 
healthcare services and resource).  Over 75s are most likely to have multiple long-
term conditions and complex care needs.  Analysis of EEAST activity from 
2019/20 indicates residents agreed 65 years and over account for over 1/3 (35%) 
of Category 1 ambulance activity and 52% of all activity. Those aged 2-18 years 
account for 15% of Category 1 activity and 8% of all activity.

Review of Planning Application 



6.7.8. The change of use from agricultural land to housing will impact on emergency 
ambulance services.

6.7.9. EEAST would highlight that since the COVID-19 pandemic more people are likely 
to work from home for at least part of the week and room size and layout should 
be sufficient to facilitate at least one person working from home in a suitable 
environment as this supports both physical and mental health and well-being.

6.7.10. EEAST notes the sites are in Flood Zone 1 at low risk of flooding.  The impact of 
flooding significantly affects residents physical and mental health in both the short 
and long term. EEAST together with other emergency blue light services support 
people when incidences of flooding occur.

6.7.11. EEAST would welcome the developers to utilise the catchment of clean and grey 
water to include underground storage tanks or multiple water butts (ie garage and 
house) to help reduce the risk of localised flooding post development. There is the 
potential for residents to reuse water for gardens, car washing and in community 
gardens instead of entering main sewers.  

6.7.12. EEAST would welcome the potential for community gardens/planting of orchard 
trees to support community physical and mental health and well-being. The 
planting and usage of communal and residents’ amenity are welcomed as these 
can support physical and mental health and wellbeing and help develop 
community cohesion. 

6.7.13. EEAST supports central open spaces and would encourage the developer to 
consider the establishment of seating in the open spaces and along walkways to 
provide the opportunity for residents to meet and supports those who have limited 
mobility to rest. 

Transport, Design and Access Assessment of Development Impact on Existing 
Healthcare Provision

6.7.14. It should be noted that EEAST as a blue light emergency service would request 
the developers support the Vision Zero/Safe System approach to design out road 
accidents for vehicle occupants, motorcyclists, bicyclists and pedestrians by 
utilising clear lines of sight, use of appropriate street/road lighting, use the of 
village gateways on approach to the junctions/roundabout and other opportunities 
to support speed reduction. The use of speed ramps to reduce vehicle speed 
should be limited to reduce any potential damage to ambulances, the crew and 
patients as these can affect the ability to treat patients during the journey.  

6.7.15. EEAST would request clear lines of sight are retained close to properties and 
walkways to support the reduction and fear of crime whilst also minimising the 
impact of artificial light.

6.7.16. EEAST would request the developer ensures cycle parking should allow for 
different types of cycles to be stored (eg trike), covered, secure and well lit.

6.8. Environment Agency

Initial Comments 22/03/2022

6.8.1. We are currently operating with a significantly reduced resource in our 
Groundwater and Contaminated Land Team in our Hertfordshire and North 
London Area. This has regrettably affected our ability to respond to Local Planning 
Authorities for some planning consultations. We are not providing specific advice 



on the risks to controlled waters for this site as we need to concentrate our local 
resources on the highest risk proposals.

6.8.2. The site is situated in a vulnerable groundwater area within Source Protection 
Zone 2 and is adjacent to a historic landfill. These proposals need to be dealt with 
in a way which protects the underlying groundwater. Please therefore take note of 
the following advice.

6.8.3. Where land contamination may be an issue for a prospective development we 
encourage developers to employ specialist consultants/contractors working under 
the National Quality Mark Scheme.

Advice for LPA/Applicant

6.8.4. We recommend that the requirements of the National Planning Policy Framework 
and National Planning Policy Guidance are followed. This means that all risks to 
groundwater and surface waters from contamination need to be identified so that 
appropriate remedial action can be taken. We expect reports and Risk 
Assessments to be prepared in line with our Approach to Groundwater protection 
(commonly referred to as GP3) and the updated guide Land contamination: risk 
management (LCRM). LCRM is an update to the Model procedures for the 
management of land contamination (CLR11), which was archived in 2016.

6.8.5. In order to protect groundwater quality from further deterioration:

• No infiltration based sustainable drainage systems should be constructed on land 
affected by contamination as contaminants can remobilise and cause groundwater 
pollution (e.g. soakaways act as preferential pathways for contaminants to migrate 
to groundwater and cause pollution).

• Piling or any other foundation designs using penetrative methods should not 
cause preferential pathways for contaminants to migrate to groundwater and 
cause pollution.

6.8.6. The applicant should refer to the following (non-exhaustive) list of sources of 
information and advice in dealing with land affected by contamination, especially 
with respect to protection of the groundwater beneath the site:

1. Follow the risk management framework provided in the updated guide LCRM, 
when dealing with land affected by contamination.

2. Refer to the Environment Agency Guiding principles for land contamination for 
the type of information we require in order to assess risks to controlled waters from 
the site. The Local Planning Authority can advise on risk to other receptors, such 
as human health.

3. Consider using the National Quality Mark Scheme for Land Contamination 
Management which involves the use of competent persons to ensure that land 
contamination risks are appropriately managed. The Planning Practice Guidance 
defines a "Competent Person” (to prepare site investigation information) as: “A 
person with a recognised relevant qualification, sufficient experience in dealing 
with the type(s) of pollution or land instability, and membership of a relevant 
professional organisation." For this definition and more please see here.

4. Refer to the contaminated land pages on Gov.uk for more information.



5. We expect the site investigations to be carried out in accordance with best 
practice guidance for site investigations on land affected by contamination e.g. 
British Standards when investigating potentially contaminated sites and 
groundwater, and references with these documents and their subsequent updates:

• BS5930:2015 Code of practice for site investigations;

• BS 10175:2011 A2:2017 Code of practice for investigation of potentially 
contaminated sites;

• BS ISO 5667-22:2010 Water quality. Sampling. Guidance on the design and 
installation of groundwater monitoring points;

• BS ISO 5667-11:2009, BS 6068- 6.11: 2009 Water quality. Sampling. Guidance 
on sampling of groundwaters (a minimum of 3 groundwater monitoring boreholes 
are required to establish the groundwater levels, flow patterns but more may be 
required to establish the conceptual site model and groundwater quality. See RTM 
2006 and MNA guidance for further details);

• BS ISO 18512:2007 Soil Quality. Guidance on long-term and short-term storage 
of soil samples;

• BS EN ISO 5667:3- 2018. Water quality. Sampling. Preservation and handling of 
water samples;

• Use MCERTS accredited methods for testing contaminated soils at the site;

• Guidance on the design and installation of groundwater quality monitoring points 
Environment Agency 2006 Science Report SC020093 NB. The screen should be 
located such that at least part of the screen remains within the saturated zone 
during the period of monitoring, given the likely annual fluctuation in the water 
table. In layered aquifer systems, the response zone should be of an appropriate 
length to prevent connection between different aquifer layers within the system.

6.8.7. A Detailed Quantitative Risk Assessment (DQRA) for controlled waters using the 
results of the site investigations with consideration of the hydrogeology of the site 
and the degree of any existing groundwater and surface water pollution should be 
carried out. This increased provision of information by the applicant reflects the 
potentially greater risk to the water environment. The DQRA report should be 
prepared by a “Competent Person” e.g. a suitably qualified hydrogeologist. More 
guidance on this can be found at: https://sobra.org.uk/accreditation/register-of-
sobra-risk-assesors/.

6.8.8. In the absence of any applicable on-site data, a range of values should be used to 
calculate the sensitivity of the input parameter on the outcome of the risk 
assessment.

6.8.9. Further points to note in relation to DQRAs:

• GP3 version 1.1 August 2013 provided further guidance on setting compliance 
points in DQRAs. This is now available as online guidance: 
https://www.gov.uk/guidance/land-contamination-groundwater-compliance-points-
quantitative-risk-assessments

• Where groundwater has been impacted by contamination on site, the default 
compliance point for both Principal and Secondary aquifers is 50 metres.



• For the purposes of our Approach to Groundwater Protection, the following 
default position applies, unless there is site specific information to the contrary: we 
will use the more sensitive of the two designations e.g. if secondary drift overlies 
principal bedrock, we will adopt an overall designation of principal.

6.8.10. Where leaching tests are used it is strongly recommended that BS ISO 
18772:2008 is followed as a logical process to aid the selection and justification of 
appropriate tests based on a conceptual understanding of soil and contaminant 
properties, likely and worst-case exposure conditions, leaching mechanisms, and 
study objectives. During the risk assessment one should characterise the leaching 
behaviour of contaminated soils using an appropriate suite of tests. As a minimum 
these tests should be:

• Up-flow percolation column test, run to LS 2 - to derive kappa values;

• pH dependence test if pH shifts are realistically predicted with regard to soil 
properties and exposure scenario;

• LS 2 batch test - to benchmark results of a simple compliance test against the 
final step of the column test.

6.8.11. Following the DQRA, a Remediation Options Appraisal should be completed to 
determine the Remediation Strategy, in accordance with the updated guide LCRM.

6.8.12. The verification plan should include proposals for a groundwater monitoring 
programme to encompass regular monitoring for a period before, during and after 
ground works e.g. monthly monitoring before, during and for at least the first 
quarter after completion of ground works, and then quarterly for the remaining 9-
month period. The verification report should be undertaken in accordance with in 
our guidance Verification of Remediation of Land Contamination.

6.8.13. We only consider issues relating to controlled waters (groundwater and 
watercourses). Evaluation of any risks to human health arising from the site should 
be discussed with the relevant local authority Environmental Health Department.

Further Response 29/06/2022

6.8.14. Thank you for re-consulting us on the above application on 9 June 2022.

6.8.15. We have no comment to make in respect of the additional information submitted. 
Our position remains as set out in our previous response letter (Reference: 
NE/2022/134225/01-L01) dated 22 March 2022.

Final comments

6.8.16. Thank you for contacting us regarding the above application. Our comments are 
based on our available records and the information submitted to us. Please quote 
our reference number in any future correspondence. Please provide us with a 
copy of the decision notice for our records. This would be greatly appreciated.

6.9. HCC Children, Schools and Families – no response received

6.10. HCC Children Services – School Place Planning – no response received

6.11. HCC Growth and Infrastructure Unit

Initial Response 31/03/2022



6.11.1. I am writing in respect of planning obligations sought towards non-transport 
services to minimise the impact of development on Hertfordshire County Council 
Services for the local community. Based on the information to date for the 
development of 95 dwellings we would seek financial contributions towards the 
following projects:

6.11.2. Primary Education towards the expansion of a Primary School in the area (TBC) 
£807,534 (index linked to BCIS 1Q2020)

6.11.3. Secondary Education towards the expansion of Marlborough School £882,451 
(index linked to BCIS 1Q2020)

6.11.4. Special Educational Needs and Disabilities (SEND) towards the delivery of new 
Severe Learning Difficulty (SLD) special school places (WEST) £98,846 (index 
linked to BCIS 1Q2020)

6.11.5. Library Service towards increasing the capacity of St Albans Library or its future 
re-provision £9,052 (index linked to BCIS 1Q2020)

6.11.6. Youth Service towards future re-provision of St Albans Young People's Centre 
£16,408 (index linked to BCIS 1Q2020)

6.11.7. Monitoring Fees – HCC will charge monitoring fees. These will be based on the 
number of triggers within each legal agreement with each distinct trigger point 
attracting a charge of £340 (adjusted for inflation against RPI July 2021). For 
further information on monitoring fees please see section 5.5 of the Guide to 
Developer Infrastructure Contributions.

6.11.8. The CIL Regulations discourage the use of formulae to calculate contributions 
however, the County Council is not able to adopt a CIL charge itself. Accordingly, 
in areas where a CIL charge has not been introduced to date, planning obligations 
in their restricted form are the only route to address the impact of a development. 
In instances where a development is not large enough to require on site provision 
but is large enough to generate an impact on a particular service, an evidenced 
mechanism is needed to form the basis of any planning obligation sought. HCC 
views the calculations and figures set out within the Guide to Developer 
Infrastructure Contributions as an appropriate methodology for the obligations 
sought in this instance.

6.11.9. The county council methodology provides the certainty of identified contribution 
figures based on either a known or estimated dwelling mix, the latter of which 
might be agreed with the local planning authority based on expected types and 
tenures set out as part of the local plan evidence base. This ensures the 
contributions are appropriate to the development and thereby meet the third test of 



Regulation 122 of the Community Infrastructure Levy Regulations 2010 (amended 
2019): “fairly and reasonably relates in scale and kind to the development”.

6.11.10. Please note that current service information for the local area may change 
over time and projects to improve capacity may evolve. This may potentially mean 
a contribution towards other services could be required at the time any application 
is received in respect of this site.

Justification

6.11.11. The above figures have been calculated using the amounts and approach 
set out within the Guide to Developer Infrastructure Contributions Hertfordshire 
County Council's requirements) document, which was approved by Hertfordshire 
County Council's Cabinet 12 July 2021and is available via the following link: 
Planning obligations and developer infrastructure contributions | Hertfordshire 
County Council.

6.11.12. In respect of Regulation 122 of the CIL Regulations 2010 (amended 2019), 
the planning obligations sought from this proposal are:

(i) Necessary to make the development acceptable in planning terms.

6.11.13. Recognition that contributions should be made to mitigate the impact of 
development are set out in planning related policy documents. The NPPF states 
“Local planning authorities should consider whether otherwise unacceptable 
development could be made acceptable through the use of conditions or planning 
obligations.” Conditions cannot be used cover the payment of financial 
contributions to mitigate the impact of a development The NPPG states “No 
payment of money or other consideration can be positively required when granting 
planning permission.” The development plan background supports the provision of 
planning contributions. The provision of community facilities is a matter that is 
relevant to planning. The contributions sought will ensure that additional needs 
brought on by the development are met.

(ii) Directly related to the development.

6.11.14. The occupiers of new residential developments will have an additional impact 
upon local services. The financial contributions sought towards the above services 
are based on the size, type and tenure of the individual dwellings comprising this 
development following consultation with the Service providers and will only be 
used towards services and facilities serving the locality of the proposed 
development and therefore, for the benefit of the development's occupants.

(iii) Fairly and reasonably related in scale and kind to the development.

6.11.15. The above financial contributions have been calculated according to the size, 
type and tenure of each individual dwelling comprising the proposed development 
(based on the person yield).

PLEASE NOTE THE FOLLOWING:

6.11.16. Consult the Hertfordshire Fire and Rescue Service Water Officer directly at 
water@hertfordshire.gov.uk, who may request the provision of fire hydrants 
through a planning condition.

6.11.17. I would be grateful if you would keep me informed about the progress of this 
application so that either instruction for a planning obligation can be given 



promptly if your authority is minded to grant consent or, in the event of an appeal, 
information can be submitted in support of the requested financial contributions 
and provisions. Should you require any further information please contact the 
Growth & Infrastructure Unit.

Second Response 29/06/2022

6.11.18. Thank you for your re-consultation letter dated 09/06/2022. As this is an 
Outline application I would like to update my response to include a paragraph on 
the ability to re-calculate contributions if the development mix changes from that 
stated below. I have also picked up on some rounding errors (contributions have 
stayed the same or slightly reduced). This response is to supersede our previous 
response dated 31/03/2022.

6.11.19. I am writing in respect of planning obligations sought towards non-transport 
services to minimise the impact of development on Hertfordshire County Council 
Services for the local community. Based on the information to date for the 
development of 95 dwellings we would seek financial contributions towards the 
following projects:

6.11.20. Primary Education towards the expansion of a Primary School serving the 
development £807,534 (index linked to BCIS 1Q2020)

6.11.21. Secondary Education towards the expansion of Marlborough School 
£882,451 (index linked to BCIS 1Q2020)

6.11.22. Special Educational Needs and Disabilities (SEND) towards the delivery of 
new Severe Learning Difficulty (SLD) special school places (WEST) £98,846 
(index linked to BCIS 1Q2020)

6.11.23. Library Service towards increasing the capacity of St Albans Library or its 
future re-provision £9,044 (index linked to BCIS 1Q2020)

6.11.24. Youth Service towards the re-provision of St Albans Young People's Centre 
in a new facility £16,156 (index linked to BCIS 1Q2020)

6.11.25. Monitoring Fees – HCC will charge monitoring fees. These will be based on 
the number of triggers within each legal agreement with each distinct trigger point 
attracting a charge of £340 (adjusted for inflation against RPI July 2021). For 
further information on monitoring fees please see section 5.5 of the Guide to 
Developer Infrastructure Contributions.

6.11.26. The CIL Regulations discourage the use of formulae to calculate 
contributions however, the County Council is not able to adopt a CIL charge itself. 
Accordingly, in areas where a CIL charge has not been introduced to date, 
planning obligations in their restricted form are the only route to address the 



impact of a development. In instances where a development is not large enough to 
require on site provision but is large enough to generate an impact on a particular 
service, an evidenced mechanism is needed to form the basis of any planning 
obligation sought. HCC views the calculations and figures set out within the Guide 
to Developer Infrastructure Contributions as an appropriate methodology for the 
obligations sought in this instance.

6.11.27. The county council methodology provides the certainty of identified 
contribution figures based on either a known or estimated dwelling mix, the latter 
of which might be agreed with the local planning authority based on expected 
types and tenures set out as part of the local plan evidence base. This ensures the 
contributions are appropriate to the development and thereby meet the third test of 
Regulation 122 of the Community Infrastructure Levy Regulations 2010 (amended 
2019): “fairly and reasonably relates in scale and kind to the development”.

6.11.28. Outline applications will require the ability for an applicant to recalculate 
contributions at the point of a reserved matters application and as such a 
calculation Table will be provided as part of the S106 drafting process. This 
approach provides the certainty of identified contribution figures with the flexibility 
for an applicant/developer to amend the dwelling mix at a later stage and the 
financial contribution to be calculated accordingly.

6.11.29. Please note that current service information for the local area may change 
over time and projects to improve capacity may evolve. This may potentially mean 
a contribution towards other services could be required at the time any application 
is received in respect of this site.

Justification

6.11.30. The above figures have been calculated using the amounts and approach 
set out within the Guide to Developer Infrastructure Contributions Hertfordshire 
County Council's requirements) document, which was approved by Hertfordshire 
County Council's Cabinet 12 July 2021and is available via the following link: 
Planning obligations and developer infrastructure contributions | Hertfordshire 
County Council

6.11.31. In respect of Regulation 122 of the CIL Regulations 2010 (amended 2019), 
the planning obligations sought from this proposal are:

(i) Necessary to make the development acceptable in planning terms.

6.11.32. Recognition that contributions should be made to mitigate the impact of 
development are set out in planning related policy documents. The NPPF states 
“Local planning authorities should consider whether otherwise unacceptable 
development could be made acceptable through the use of conditions or planning 
obligations.” Conditions cannot be used cover the payment of financial 
contributions to mitigate the impact of a development The NPPG states “No 
payment of money or other consideration can be positively required when granting 
planning permission.” The development plan background supports the provision of 
planning contributions. The provision of community facilities is a matter that is 
relevant to planning. The contributions sought will ensure that additional needs 
brought on by the development are met.

(ii) Directly related to the development.

6.11.33. The occupiers of new residential developments will have an additional impact 
upon local services. The financial contributions sought towards the above services 



are based on the size, type and tenure of the individual dwellings comprising this 
development following consultation with the Service providers and will only be 
used towards services and facilities serving the locality of the proposed 
development and therefore, for the benefit of the development's occupants.

(iii) Fairly and reasonably related in scale and kind to the development.

6.11.34. The above financial contributions have been calculated according to the size, 
type and tenure of each individual dwelling comprising the proposed development 
(based on the person yield).

PLEASE NOTE THE FOLLOWING:

6.11.35. Consult the Hertfordshire Fire and Rescue Service Water Officer directly at 
water@hertfordshire.gov.uk, who may request the provision of fire hydrants 
through a planning condition.

6.11.36. I would be grateful if you would keep me informed about the progress of this 
application so that either instruction for a planning obligation can be given 
promptly if your authority is minded to grant consent or, in the event of an appeal, 
information can be submitted in support of the requested financial contributions 
and provisions. Should you require any further information please contact the 
Growth & Infrastructure Unit.

Third Response 29/12/2022

6.11.37. Thank you for re-consulting us on the amended and additional plans 
submitted. You will be aware the we updated our Guide to Developer 
Infrastructure Contributions on 31st October 2022. Applications which came in 
before that time, were given until the end of 2022 to be determined, otherwise 
HCC reserved the right to amend its financial contribution request. As this 
application remains undetermined I am taking this opportunity to update our 
contributions.

6.11.38. I am writing in respect of planning obligations sought towards non-transport 
services to minimise the impact of development on Hertfordshire County Council 
Services for the local community. Based on the information to date for the 
development of 95 dwellings we would seek financial contributions towards the 
following projects:



6.11.39. The CIL Regulations discourage the use of formulae to calculate 
contributions however, the County Council is not able to adopt a CIL charge itself. 
Accordingly, in areas where a CIL charge has not been introduced to date, 
planning obligations in their restricted form are the only route to address the 
impact of a development. In instances where a development is not large enough to 
require on site provision but is large enough to generate an impact on a particular 
service, an evidenced mechanism is needed to form the basis of any planning 
obligation sought. HCC views the calculations and figures set out within the Guide 
to Developer Infrastructure Contributions as an appropriate methodology for the 
obligations sought in this instance.

6.11.40. The county council methodology provides the certainty of identified 
contribution figures based on either a known or estimated dwelling mix, the latter 
of which might be agreed with the local planning authority based on expected 
types and tenures set out as part of the local plan evidence base. This ensures the 
contributions are appropriate to the development and thereby meet the third test of 
Regulation 122 of the Community Infrastructure Levy Regulations 2010 (amended 
2019): “fairly and reasonably relates in scale and kind to the development”.

6.11.41. Outline applications will require the ability for an applicant to recalculate 
contributions at the point of a reserved matters application and as such a 
calculation Table will be provided as part of the S106 drafting process. This 
approach provides the certainty of identified contribution figures with the flexibility 
for an applicant/developer to amend the dwelling mix at a later stage and the 
financial contribution to be calculated accordingly.

6.11.42. Please note that current service information for the local area may change 
over time and projects to improve capacity may evolve. This may potentially mean 
a contribution towards other services could be required at the time any application 
is received in respect of this site.

Justification

6.11.43. The above figures have been calculated using the amounts and approach 
set out within the Guide to Developer Infrastructure Contributions Hertfordshire 
County Council's requirements) document, which was approved by Hertfordshire 
County Council's Cabinet 12 July 2021and is available via the following link: 



Planning obligations and developer infrastructure contributions | Hertfordshire 
County Council

6.11.44. In respect of Regulation 122 of the CIL Regulations 2010 (amended 2019), 
the planning obligations sought from this proposal are:

(i) Necessary to make the development acceptable in planning terms.

6.11.45. Recognition that contributions should be made to mitigate the impact of 
development are set out in planning related policy documents. The NPPF states 
“Local planning authorities should consider whether otherwise unacceptable 
development could be made acceptable through the use of conditions or planning 
obligations.” Conditions cannot be used cover the payment of financial 
contributions to mitigate the impact of a development The NPPG states “No 
payment of money or other consideration can be positively required when granting 
planning permission.” The development plan background supports the provision of 
planning contributions. The provision of community facilities is a matter that is 
relevant to planning. The contributions sought will ensure that additional needs 
brought on by the development are met.

(ii) Directly related to the development.

6.11.46. The occupiers of new residential developments will have an additional impact 
upon local services. The financial contributions sought towards the above services 
are based on the size, type and tenure of the individual dwellings comprising this 
development following consultation with the Service providers and will only be 
used towards services and facilities serving the locality of the proposed 
development and therefore, for the benefit of the development's occupants.

(iii) Fairly and reasonably related in scale and kind to the development.

6.11.47. The above financial contributions have been calculated according to the size, 
type and tenure of each individual dwelling comprising the proposed development 
(based on the person yield).

PLEASE NOTE THE FOLLOWING:

6.11.48. Consult the Hertfordshire Fire and Rescue Service Water Officer directly at 
water@hertfordshire.gov.uk, who may request the provision of fire hydrants 
through a planning condition.

6.11.49. I would be grateful if you would keep me informed about the progress of this 
application so that either instruction for a planning obligation can be given 
promptly if your authority is minded to grant consent or, in the event of an appeal, 
information can be submitted in support of the requested financial contributions 
and provisions. Should you require any further information please contact the 
Growth & Infrastructure Unit.

Further Response 16/05/2023

6.11.50. You will be aware the we updated our Guide to Developer Infrastructure 
Contributions on 31st October 2022. Applications which came in before that time, 
were given until the end of 2022 to be determined, otherwise HCC reserved the 
right to amend its financial contribution request. As this application remains 
undetermined I am taking this opportunity to update our contributions.



6.11.51. I am writing in respect of planning obligations sought towards non-transport 
services to minimise the impact of development on Hertfordshire County Council 
Services for the local community. Based on the information to date for the 
development of 95 dwellings we would seek financial contributions towards the 
following projects:

6.11.52. The CIL Regulations discourage the use of formulae to calculate 
contributions however, the County Council is not able to adopt a CIL charge itself. 
Accordingly, in areas where a CIL charge has not been introduced to date, 
planning obligations in their restricted form are the only route to address the 
impact of a development. In instances where a development is not large enough to 
require on site provision but is large enough to generate an impact on a particular 
service, an evidenced mechanism is needed to form the basis of any planning 
obligation sought. HCC views the calculations and figures set out within the Guide 
to Developer Infrastructure Contributions as an appropriate methodology for the 
obligations sought in this instance.

6.11.53. The county council methodology provides the certainty of identified 
contribution figures based on either a known or estimated dwelling mix, the latter 
of which might be agreed with the local planning authority based on expected 



types and tenures set out as part of the local plan evidence base. This ensures the 
contributions are appropriate to the development and thereby meet the third test of 
Regulation 122 of the Community Infrastructure Levy Regulations 2010 (amended 
2019): “fairly and reasonably relates in scale and kind to the development”.

6.11.54. Outline applications will require the ability for an applicant to recalculate 
contributions at the point of a reserved matters application and as such a 
calculation Table will be provided as part of the S106 drafting process. This 
approach provides the certainty of identified contribution figures with the flexibility 
for an applicant/developer to amend the dwelling mix at a later stage and the 
financial contribution to be calculated accordingly.

6.11.55. Please note that current service information for the local area may change 
over time and projects to improve capacity may evolve. This may potentially mean 
a contribution towards other services could be required at the time any application 
is received in respect of this site.

Justification

6.11.56. The above figures have been calculated using the amounts and approach 
set out within the Guide to Developer Infrastructure Contributions Hertfordshire 
County Council's requirements) document, which was approved by Hertfordshire 
County Council's Cabinet 12 July 2021and is available via the following link: 
Planning obligations and developer infrastructure contributions | Hertfordshire 
County Council. In respect of Regulation 122 of the CIL Regulations 2010 
(amended 2019), the planning obligations sought from this proposal are:

(i) Necessary to make the development acceptable in planning terms.

6.11.57. Recognition that contributions should be made to mitigate the impact of 
development are set out in planning related policy documents. The NPPF states 
“Local planning authorities should consider whether otherwise unacceptable 
development could be made acceptable through the use of conditions or planning 
obligations.” Conditions cannot be used cover the payment of financial 
contributions to mitigate the impact of a development The NPPG states “No 
payment of money or other consideration can be positively required when granting 
planning permission.” The development plan background supports the provision of 
planning contributions. The provision of community facilities is a matter that is 
relevant to planning. The contributions sought will ensure that additional needs 
brought on by the development are met.

(ii) Directly related to the development.

6.11.58. The occupiers of new residential developments will have an additional impact 
upon local services. The financial contributions sought towards the above services 
are based on the size, type and tenure of the individual dwellings comprising this 
development following consultation with the Service providers and will only be 
used towards services and facilities serving the locality of the proposed 
development and therefore, for the benefit of the development's occupants.

(iii) Fairly and reasonably related in scale and kind to the development.

6.11.59. The above financial contributions have been calculated according to the size, 
type and tenure of each individual dwelling comprising the proposed development 
(based on the person yield).

PLEASE NOTE THE FOLLOWING:



6.11.60. Consult the Hertfordshire Fire and Rescue Service Water Officer directly at 
water@hertfordshire.gov.uk, who may request the provision of fire hydrants 
through a planning condition.

6.11.61. I would be grateful if you would keep me informed about the progress of this 
application so that either instruction for a planning obligation can be given 
promptly if your authority is minded to grant consent or, in the event of an appeal, 
information can be submitted in support of the requested financial contributions 
and provisions. Should you require any further information please contact the 
Growth & Infrastructure Unit.

6.12. Herts Ecology

N.B. Due to the fact that several of these responses make references in respect of 
sensitive protected species (badgers), the full responses of Herts Ecology will be 
provided to Members within ‘Part 2’ of the agenda pack. Abridged versions of the 
responses received are nonetheless set out below for completeness.

Initial Response 24/05/2022

6.12.1. The application site has no biological records within the Environmental Records 
Centre. The caravan site to the west lies within an Ecosite for which there are 
records, but this implies no particular value. There are some local reptile records 
but these are likely to be from habitats to the east of Park Street associated with 
the Ver Valley and railway line.

6.12.2. A Preliminary Ecological Appraisal has been submitted in support of the 
application. Surveys were undertaken on 29 July 2021 which is in the optimal 
survey season. This records the overwhelming majority of the site as arable, with a 
small peripheral strip of broadleaved woodland, scattered trees and scrub and 
ruderal vegetation. These habitats are of limited to low intrinsic ecological value at 
the site level. No detailed bird or bat surveys have been undertaken although the 
site does not suggest any particular interest for these species. Opportunities for 
roosts were assessed. It is considered an assemblage of common bird species 
found commonly in open arable / urban fringe situations uses the site. There is 
limited opportunity for reptiles. On this basis, I consider that the ecology on the site 
does not represent a fundamental ecological constraint on the proposals.

6.12.3. The PEA outlines proposals for habitat retention and creation, and species 
considerations during development. This includes the creation of wildflower 
grassland areas, SUDS and gardens. Whilst these are welcomed, the extent  of 
future habitats will be limited as will their ability to deliver the quality of habitats 
claimed, given their size and use as public open space, particularly over the next 
30 years. However, in any event further details will be required to confirm the 
proposals.    

6.12.4.  A Biodiversity Impact Statement has been provided to demonstrate Biodiversity 
Net gain. Whilst the explanation is welcomed, the original Metric V3 should have 
been submitted to enable full scrutiny of the assessments. However, I cannot insist 
on this prior to determination as currently BNG is not planning law and there is no 
adopted local plan which requires it. The metric scores the site as supporting 
10.05 Biodiversity Units, mainly made up from the arable land. To achieve a 
minimum of 10%BNG a final score of at least 11.1 BU would need to be achieved. 
Given the proposals for habitat creation, this score is 13.03 BU, which is a net gain 
of 29.72%.



6.12.5. Whilst I have no reason to object to the calculations, in my view these gains 
include proposals that are unlikely to be achieved in the longer term, whilst 
gardens are not controlled by planning. These limitations are recognised within the 
PEA. However, the metric enables gardens and other peripheral habitats to be 
scored, and the BNG process also includes monitoring and the need for remedial 
action, if necessary, over the 30-year period BNG is expected to be delivered. 
Consequently, the process as promoted by Government has to be considered 
accordingly.

6.12.6. On the basis of the above, I have no reason to object to the proposals on the 
grounds of ecology. Should the application be approved I advise that the following 
are needed to be addressed by submission of reserved matters applications: 
biodiversity net gain; construction and environment management plan; landscape 
and ecology management plan.

Second response 06/07/2022

6.12.7. The Full Biodiversity Net Gain (BNG) metric has now been provided and this 
demonstrates how the Biodiversity Unit scores (12.24 BU) have been derived. The 
bulk of the BU gain (9.67 BU) is based upon the creation and management of 
1.164Ha of Other Neutral Grassland, half of which is considered to be in poorer 
condition given the effects of trampling. However, it is apparent that almost all of 
the open grasslands are to be Public Open Space and are shown as amenity 
grassland. Tiny areas of wildflower ‘meadow’ are shown which amount to no more 
than a few clumps of more species-rich and presumably taller grassland, although 
how these will be maintained as discrete clumps is rather fanciful. The SUDS 
feature will be a grassy depression, for the most part continuous with amenity 
grassland in both form and function, at least when it doesn’t provide its SUDS role.

6.12.8. I cannot accept this assessment in respect of the contribution of this grassland to 
support BNG. As it is proposed, most if not all of the grassland use will be amenity 
and as such cannot reasonably be considered to equate to good or moderate 
quality Other Neutral Grassland (ONG), which by default would need to be of a 
higher quality and structure to benefit biodiversity as claimed. I consider its 
amenity use should be recognised as Modified grassland as this is what it will all 
be as currently proposed and will likely to result in given the pressure it will 
receive. If ONG is to be achieved, this should be as discrete larger blocks of 
clearly differently managed grassland to achieve any genuine ecological benefit as 
such. Currently the proposals to not show this and therefore I do not accept the 
claim that 29.72% BNG has been achieved. Scored as Modified grassland of 
‘moderate’ quality, the BNG amounts to 8.44 BU, which clearly generates a net 
loss of biodiversity. If scored at ‘good’ quality this increases to 11.05 BU – which 
meets 10%BNG. Alternatively, larger ONG blocks could be designed and scored 
accordingly, but the practicalities of long-term delivery must be considered.

6.12.9. On this basis I consider the existing calculations based upon the revised layout 
plans and the proposed grassland habitats to be unrealistic. They will need to be 
revised if BNG is to be achieved realistically as part of the landscaping of this site. 
Alternatively, an offsite solution will be required to achieve a more meaningful 
BNG contribution. The LPA will need to take a view on the extent it wishes to 
pursue this given the current legal position in respect of BNG, as I outlined 
previously.

6.12.10. Whilst I remain sceptical of the long-term ability of such grassland areas to 
contribute the ecological value proposed, this process is supported by 



Government and can only ultimately be considered for what is proposes at face 
value. It will still require to be informed by a LEMP as advised previously.

6.12.11. SADC have also listed all of the local ecological concerns raised regarding 
this proposal and asked Hertfordshire Ecology for a view on them, which is 
provided as follows:

• Loss of wildlife 

Agreed. All development which involves loss of habitat or damaging changes to it, 
will result in a loss of or change to any wildlife using that land. Furthermore, any 
site’s biodiversity will improve the longer or more wide-ranging ecological surveys 
are undertaken, so intensive studies, whilst valuable, present a rather biased view 
of any site, good or bad. Within reason its value can be assessed by appropriate 
surveys, even though such snapshot surveys are by default, limited. Consequently 
sites have to be assessed in respect of their relative importance, as reflected by 
recognised surveys, assessments and understanding and following best practice 
guidance. In this case, the development site is essentially a large, intensively 
farmed arable field. This is of limited interest and does not represent a Priority 
Habitat. Without any historic or recent evidence to demonstrate otherwise, it is not 
unreasonable to consider such a habitat will have a low, intrinsic ecological value. 
As such, this is insufficient to represent a fundamental constraint on development, 
despite any site-level losses or changes to biodiversity. 

• A range of wildlife is present on site at present – including mammals, 
butterflies and birds. The development would deprive them of their habitat.

As above; whilst such species are likely to be using the site and its edges, the 
arable habitat quality is poor and would not represent a significant ecological 
resource locally for feeding, shelter or breeding, despite it supporting elements of 
an arable field ecology.  

• Potential for rare/protected trees and wildlife at the site

All sites have potential. However, this can only be realised if the management was 
to maintain, enhance or create such interest. Large arable fields are unlikely to 
support such interest, and which has not been identified as part of the recent 
ecological surveys. I have raised the significance of what appears to be a veteran 
hedgerow tree along Watling Street. 

• A Loss of trees

It is not evident that there will be a substantial loss of trees – if any, according to 
the layout proposals and aerial photos. Indeed, the proposals suggest additional 
tree planting along the boundary with Watling Street and internally. 

• Loss of an agricultural habitat which is different to other habitats in the area

Agricultural habitat has a limited ecological value for the most part if it is 
intensively managed. It is not a rare habitat in Hertfordshire, and there is similar 
agricultural land to the north of the A414 and to the west of this site, so the habitat 
is not unique locally.  

• Impact on biodiversity

Agreed. As outlined above, there will be an impact on biodiversity. The issue is 
whether this is acceptable given the relative importance of the existing ecology in 



the first place. Such value judgements are the basis for all such development 
decisions in the country, for which guidance is provided. In this respect, NPPF is 
quite clear:

174. Planning policies and decisions should contribute to and enhance the natural 
and local environment by: 

a) protecting and enhancing valued landscapes, sites of biodiversity or geological 
value and soils (in a manner commensurate with their statutory status or identified 
quality in the development plan); 

In practice sites are considered by their relative status of importance. This is 
usually recognised as the hierarchy of International, National, Regional, Local 
(County / District) or Site level value and can be reflected in various statutory or 
non-statutory designations (after ECIA Guidelines, CIEEM 2018). In this case, this 
site has no statutory or non-statutory ecological status and has not been identified 
for its ecological value in any local plan. Consequently, unless there is new 
evidence to the contrary, biodiversity would not reasonably represent a 
fundamental constraint. 

• Impact from light pollution

Agreed. Light pollution is a significant ecological concern and should be avoided or 
minimised wherever possible. However, this location is already within an urban-
fringe area subject to significant background lighting locally – Park Street to the 
east and south, Chiswell Green to the west and St Albans to the north. Whilst light 
pollution should be addressed in any event, it is in itself, unlikely to represent a 
fundamental constraint. 

• Site provides an ecological space away from roads and pollution

Agreed. However, the same could be said of any site adjacent to a road which 
leads into open countryside beyond. This does not justify the development, but 
neither does it represent a reasonable constraint given that there must be many 
hundreds if not thousands of such sites throughout St Albans District alone.  

• Green areas are needed to soak up pollution

The role of vegetation in ameliorating the effects of pollution are important, but an 
arable field, itself likely to be subject to chemical sprays despite producing a food 
crop, is unlikely to provide a substantial pollution sink in this respect.  

• The predicted biodiversity of the proposed development is optimistic, and 
includes a grass verge, which is unlikely to have much biodiversity value in the 
future

Agreed. This was raised in my original comments, and again above.  

• How can the destruction of the site result in a biodiversity net gain?

Because biodiversity is now calculated in terms of ‘Biodiversity Units’, which can 
be replaced or indeed increased within and / or offsite by careful habitat creation 
or enhancement, as demonstrated by the metric. Biodiversity has essentially 
become a tradable commodity which can be generated by appropriate offsetting 
schemes and delivered by a developing market in biodiversity units. By default, it 
will generate more biodiversity – as a properly populated metric will invariably 
demonstrate, one way or the other. 



Whatever the views are on this new approach, it has been promoted by 
Government since at least 2012 when a series of pilot projects were commenced, 
and has recently been confirmed to be a mandatory requirement of the planning 
process within the Environment Act 2021. As such it will become planning law in 
(likely) autumn 2023 when the Town and Country Planning Act is changed. In 
other words, BNG is here to stay as part of nature recovery.  

• Biodiversity net gain is inherently flawed, and many developers fail to meet 
pre-application promises.

The process has yet to become planning law. When it does, there will be (as there 
already are) strict legal agreements (S106 and Conservation Covenants) and 
associated procedures in place to secure BNG and in respect of monitoring and 
review, as part of the LPA’s role, to ensure that all such BNG agreements are 
continuously assessed and delivered to ensure that the proposed gains are 
achieved.   

• The UK is in an ecological recession

Agreed. This is why, for example, Government is following a nature recovery 
network to be informed by local strategies as outlined within the Environment Act 
2021. BNG plays an important role in this to minimise biodiversity impacts from 
development and in result in biodiversity gains. 

• Danger posed to wildlife from cats in domestic premises

Agreed. Cats (and dog walking) can indeed create additional pressure on 
biodiversity, principally from predation on birds, small mammals and reptiles as 
well as general disturbance and nutrient enrichment. However, the apparent 
wealth of wildlife on the adjacent site to the south does not appear to have 
suffered from the impacts of pets from adjacent development to the south and 
east. Such development is proposed across the District and throughout 
Hertfordshire, which has to find development opportunities for 100,000 new 
homes. 

Where there is a special interest known to be present of high ecological status, 
(e.g. the potential impact on a Special Protection Area – a European site identified 
for its bird interest) – this would be a serious issue which would need to be 
addressed, otherwise any application or local plan would be refused. In this case, 
however, there is no such site directly affected and hopefully, the local ecology 
would not suffer too much and could be reduced by appropriate green 
infrastructure resources within the site – although this would conflict with higher 
ecological status of grasslands, as I have outlined. The alternative could be to ban 
cats or dogs, an approach which to my knowledge, has not been pursued 
nationally or locally.   

• Lockdown has meant that wildlife can be observed and enjoyed locally

Agreed. However, it also created significantly increased pressure on some sites as 
communities increasingly visited local sites for health and wellbeing reasons. 
Nevertheless, this in itself is not a sound reason to justify an objection to a 
development proposal on ecological grounds alone. The impact of lockdown on 
visible wildlife has no relationship to the acceptability of development on any given 
site. Any site anywhere could potentially benefit from less disturbance if society is 
not accessing local areas of greenspace, with the result that sensitive wildlife will 
respond accordingly.  



6.12.12. I also acknowledge St Stephen Parish Neighbourhood Plan which SADC has 
forwarded to Herts Ecology for consideration in respect of its Biodiversity Net Gain 
policy, which is particularly pertinent in the absence of an otherwise adopted local 
plan. In this respect, this states:

Policy S6 Minimising the environmental impact of development:

1. Development proposals should maintain and where practicable enhance the 
natural environment…Development proposals that would achieve a net gain in 
biodiversity will be particularly supported. 

This clearly supports BNG, although does not represent a requirement for it. 

Policy S7: Protection of Natural Habitats:

1. Major development proposals will be expected to include an assessment of 
local habitats and species. Proposals that would result in significant harm to Local 
Wildlife Sites29 and/or the landscape features, as set out in Policy S5 (Minimising 
the Environmental Impact of Development) will not be supported unless the 
applicant can demonstrate the proposal cannot be located on an alternative, non-
designated site with less harmful impacts and adequate mitigation or, failing that, 
appropriate compensatory measures are proposed. 

This effectively encourages BNG where appropriate to minimise impacts and in 
the context of Local Wildlife Sites, which do not benefit from statutory protection.  

2. Where, as a last resort, compensatory measures involving creation of off-site 
habitat and/or relocation of species are agreed by the Local Planning Authority, 
these should be implemented in partnership with an appropriate nature 
conservation body. 

This implies offsite gains can be achieved elsewhere. It also considers this should 
be in partnership with a nature conservation body. This is laudable but as a 
planning policy may not be deliverable if there is no such body willing to partner 
all such agreements. It would mean in such cases it could not be met when 
alternative solutions to deliver BNG elsewhere may be acceptable elsewhere. 

3. The use of an appropriate legal agreement (such as a Section 106 agreement) 
will be required to ensure proper management of open space over the lifetime of 
the development. 

Some form of legal agreement – a S106 or Conservation Covenant - is already 
recognised by Govt as the means necessary to secure BNG. 

Both S6 and S7 are consistent with the aims of NPPF which does not, in itself, 
require BNG to be provided as a result of planning approvals where appropriate. 
The requirement for mandatory BNG will come into force in around 15 months’ 
time when, as outlined within the Environment Act 2021, the TCPA will be 
amended accordingly to make BNG planning law.

Consequently, the LPA, in determining this application, is still strongly 
encouraged to seek BNG consistent with NPPF and the St Stephen 
Neighbourhood Plan. However, on the basis of the above, I do not consider this 
is currently a planning requirement of the Neighbourhood Plan.   



6.12.13. I have also been sent a copy of a report by Greenbelt which includes 
references to biodiversity interests in the area.

6.12.14. In respect of impacts to adjacent land, clearly a new development will 
change the nature of the existing nature of the habitats, replacing an arable field 
with housing and greenspace. This is unlikely to enhance the adjacent land, 
although in some respects it could provide local benefits in comparison to an 
arable field. However, the character of the biodiversity will change, and only 
careful future habitat creation and management will ensure negative impacts are 
minimised as far as possible.

6.12.15. The area of wildlife habitat to the south is locally valuable but not recorded 
within the Records Centre as being of any special importance. However, I suspect 
no records have been submitted, which is always disappointing in situations such 
as this. Nevertheless, absence of evidence is not evidence of absence.

6.12.16. It is clearly an area lacking in disturbance and appears to have been rather 
neglected - indeed, it appears almost inaccessible in places. It apparently supports 
smooth snake but this species is a nationally rare heathland species absent from 
Hertfordshire. Perhaps it is an error for grass snake or slow worm? Badgers and 
foxes may well use this area for foraging but presumably there is no knowledge of 
any setts from this land. In this respect the PEA stated:

During the walkover survey conducted on 29th July 2021 any incidental signs of 
current badger Meles meles activity were recorded within the Site and within 30m 
of the Site where access could be obtained. The survey method was based on a 
standard approach as in ‘The history, distribution, status and habitat requirements 
of the Badger in Britain, (Cresswell, P. 1990)’. The 30m distance is standard 
practice for potential development impacts on badger setts. Whilst there was some 
possible evidence of badger activity within the site, no setts were recorded in 
following the above survey methodology. It is not, therefore, unreasonable to 
assume that a badger sett is not present. However, a walkover prior to any works 
if approved, should take place and be outlined within a Construction and 
Environment Management Plan as a Condition of Approval.

6.12.17. Furthermore, if this area supports a range of species despite adjacent recent 
and past development to the south and east (and all of the associated cats and 
lighting etc) the argument that additional similar development would have a highly 
damaging impact elsewhere would seem to carry less weight.

6.12.18. This strip is proposed to have seven houses against it with gardens next to it, 
in addition to open amenity grassland. This impact is not sufficient to represent a 
fundamental constraint on the proposals. The adjacent site was not included in 
any detail within the ecological appraisal of the proposals site because it is not 
directly affected by it. Measures would be expected to be put in place to ensure 
this was protected during the course of any development.  

6.12.19. The approach to calculating biodiversity in terms of ‘Habitat Units’ is 
questioned. Whatever the merits of this approach are, or are considered to be, all 
relevant development in England will be assessed by this approach by law in 15 
months’ time to demonstrate measurable net gain has been achieved. Its 
application will not be open to discussion - unless, presumably, planning law is 
changed again.   

6.12.20. Based on the above, in respect of the additional information submitted by the 
applicant, I acknowledge the Metric has been provided but I do not consider it to 



be acceptable for the reasons outlined. This needs to be reviewed accordingly if 
the LPA wishes to pursue this approach, and BNG aspirations amended as 
necessary.

6.12.21. I have provided further comments on views raised locally; whilst they reflect 
genuine concerns regarding local biodiversity, all such decisions have to be 
informed and justified by expert judgement, evidence and best practice guidance. 
As such, my previous advice on the principle of the proposals has not changed.  

Third Response 22/07/2022

6.12.22. In respect of general ecological impacts, the ‘wildlife reserve’ area is not 
directly affected by the current proposals and lies outside of the application site. 
Consequently, I would consider any ecological impacts resulting from changes to 
the context of the ‘reserve’ would represent indirect impacts to this area.

6.12.23. Whilst it is considered to be a ‘wildlife reserve’ and may function as such, I 
am not aware of its ownership, tenure or management for this purpose. It has no 
formal status in this respect to my knowledge; it is not identified in the 
Neighbourhood Plan on the Green Infrastructure map (Fig. 6.1), Local Green 
spaces map (Fig. 6.2) or the Policies Maps (p70,71) or otherwise referred to, 
although the term Wildlife Corridor is included within the Glossary. Its local value 
or role in policy terms has not been highlighted, despite the local value it 
represents. Without any form of policy support – or indeed in any event as policies 
do not influence otherwise legal site management activities - its retention may 
depend upon its continued neglect until the owner may choose to do otherwise. 
The roadside boundary of this area followed an old hedgerow present in the 
1880s, so its development as an ecological feature is relatively recent. It had been 
‘abandoned’ since before 2000 when it can be seen to support rough but not 
scrubby vegetation, but I don’t know whether it was ever managed as part of the 
arable field. This places some context as to the weight the LPA can place on this 
feature in planning terms to protect or conserve this site in any event. As such, it is 
not reasonable to advise its presence represents a constraint significant enough to 
justify refusal of the proposals on ecological grounds, particularly if the ‘wildlife 
reserve’ itself cannot be controlled and it has no recognised form of protection 
otherwise.  

6.12.24. The ‘reserve’ does support wildlife, despite half of its boundary being 
adjacent to relative recent development, which has itself intensified since the 
original housing here as gardens have been developed. There is no evidence that 
the Old Orchard area ever supported an old orchard from the historic maps 
available from the 1880s. Whilst additional development will remove the arable 
field, such intensively farmed habitat is, in itself, generally a low value habitat for 
biodiversity. Gardens and open space may produce a different ecology as its 
farmland edge is lost, but other proposed enhancements or management may 
compensate for this. Indeed, this is what Biodiversity Net Gain attempts to 
achieve. Narrow strips of extant habitat such as this ‘wildlife reserve’ should 
indeed be protected where possible, and are locally valuable, but in themselves 
are highly unlikely to be of sufficient intrinsic importance to represent a 
fundamental constraint on adjacent development. The corridor strip would still 
allow ecological permeability into and out of the urban area to the east, and to 
open land (scrub and woodland) to the west, so it would not become isolated by 
the current proposals and its function lost, both of which should be avoided.    

6.12.25. Some of the wildlife it supports is certainly harmed by the activities of local 
cats as stated and confirmed by photographic evidence. However, it still appears 



to support such wildlife, even when slow worms are predated from the site, and 
there are examples elsewhere across the county (South Oxhey, Hemel 
Hempstead, Berkhamsted) where such species can still survive despite the 
presence of adjacent development - which is the case already here. However, it is 
also true to state that such pressure is very likely to increase such impacts locally. 
This has been a serious issue for some major designated sites elsewhere in the 
country where additional disturbance and predation could harm any special 
interest present (usually birds), and so has influenced development proposals. 
However, this site carries no such designation.   

6.12.26. If the site remained present between the existing and any future permitted 
development, I cannot see why its presence should not continue, notwithstanding 
the views / actions of the owner of the land in question. In this respect its future is 
sustainable, although it may be indirectly affected by the proposals. Presumably it 
has already been affected to some extent by the intensification of adjacent 
development. However, the principal issue is that the current proposals would not 
destroy the site. It could also be further protected by a suitable buffer as part of the 
proposed landscaping, although the ‘reserve’ already functions as a buffer 
between the arable and existing development. As such, whilst it hasn’t been 
surveyed in detail, it is not reasonable to advise this should be a requirement of 
supporting information if the ‘wildlife reserve’ habitat itself is not directly affected by 
the proposals and lies outside of the application site.

6.12.27. Furthermore, the nature of the site is likely to change of its own accord due 
to changes in vegetation structure in the absence of management, as it has 
already done since before 2000. This would result in the development of further 
scrub and ultimately potentially secondary woodland, which would change its 
biodiversity and character in any event. Management may help to avoid this or 
enhance some aspects of the site, but this is entirely the responsibility of the 
owner or tenant of the land in question. I am not aware of any representation 
made to any such individual to achieve this. Whilst this would be supported, such 
management is wholly outside the control of the planning process unless this land 
was subject to BNG as an offsite receptor site. Given its existing value, additional 
ecological benefits would need to be demonstrated to enable this land to be used 
as such. Furthermore, any such legal agreement or Conservation Covenant to 
secure this is expected to last for 30 years. The potential for use of this land as a 
BNG option with such management commitments (whether related to this or any 
other development) is ultimately solely at the discretion of the landowner and / or 
tenant.   

6.12.28. It has also been stated that Adder may have been reported from the site. 
Whilst this could always be possible, the county expert Amphibian and Reptile 
Group still consider this snake species to be extinct in Hertfordshire despite 
searches of potentially suitable sites. Unless firm evidence can be presented to 
confirm this, this is likely to be their continued view and as such I would defer to 
this position in respect of this ‘wildlife reserve’.  

6.12.29. It is clear from the above that the biodiversity of this local ‘wildlife reserve’ 
area is certainly important at the site level and is supported. Every effort should be 
made to ensure its interest is maintained if not enhanced, and that any adjacent 
development should seek to ensure impacts are reduced as far as possible with 
appropriate site design and landscaping. However, without any further evidence to 
indicate otherwise, it would appear that its long-term future could be somewhat 
vulnerable and may not necessarily be secure without the goodwill of the owner. 
Whilst this would be welcomed, I remain of the opinion that the presence of the 
‘wildlife reserve’ in itself is still not sufficient to represent a fundamental constraint 



on the development of the adjacent arable field, at least not one that could be 
reasonably justified on ecology terms alone.      

Fourth Response 22/03/2023

6.12.30. I note that the Biodiversity Net Gain concerns raised previously have been 
recognised and new proposals to achieve more justifiable better grassland within 
the development have been presented. These are also supported. The net gain 
has been re-calculated as achieving 12.9% BNG, with some potential for more as 
part of detailed proposals to be submitted as Reserved Matters. The metric has 
been provided and I have no reasons to disagree with its completion. An 
illustrative Biodiversity Gain Plan has also now been provided and shows the 
buffering areas of Other Neutral Grassland and other habitats provided as part of 
the development. Consequently, I consider this approach in achieving BNG to be 
acceptable in respect of this Outline application.

6.12.31. On the basis of the above, I consider that the application can be determined 
accordingly.

6.13. Hertfordshire Highways

Initial comments 24/03/2022

6.13.1. Hertfordshire County Council (HCC) Highway Authority wishes to recommend 
refusal of the planning application until further information is provided. The 
additional details required are as follows:

- Further details are required for the accidents on Watling Street and the applicant 
should provide detailed accident outputs.

- Outputs from all the traffic survey data (ATC’s, MTC’s and Queue lengths) should 
be appended to the supporting transport assessment for review.

- Further details are required for the Travel Plan.

Proposal Description

6.13.2. The proposed development would comprise up to 95 residential dwellings, 
including 40% affordable dwellings and 5% self build and custom build dwellings. 
This would also include public open space, landscaping and associated 
infrastructure.

Site Description

6.13.3. The site is located within Park Street Village and approximately 4km south of St 
Albans and 4km north of Radlett. The proposed development site is located to the 
west of the A5183 Watling Street and currently consists of agricultural land. To the 
west the site is bounded by arable farmland and to the east and south residential 
dwellings. The development proposes a new access from Watling Street to the 
east.

History

6.13.4. A review of the Council’s online record of planning applications has identified no 
significant planning applications of relevance to this application.

Analysis



6.13.5. The following documentation has been submitted in support of this application:

- Transport Assessment (TA)

- Framework Travel Plan (TP)

- Design and Access Statement (DAS)

- Planning Statement

- Illustrative Layout Plan

Policy Review

6.13.6. A review of the following policy documents has been undertaken as part of the 
Transport Assessment in support of this outline planning application:

- The National Planning Policy Framework (NPPF) (2019);

- Cycle Infrastructure Design – Local Transport Note 1/20 (2020)

- Hertfordshire County Council Local Transport Plan 4 (2018);

- St Albans City and District Council Local Plan Review (1994);

Review of Transport Assessment

Accessibility

Walking and cycling

6.13.7. There are footways on either side of the carriageway on Watling Street. However 
the footway along the eastern border of the site is narrow and overgrown for 
pedestrians and cyclists. There are also no formal crossing facilities along Watling 
Street within the vicinity of the site. However to the north of the site there is a 
shared footway / cycleway which to the north leads to an underpass below the 
A414 providing links to St Albans.

6.13.8. There are a number of local facilities and services within the vicinity of the site 
including primary and secondary schools and convenience stores.

Public Transport

6.13.9. The nearest bus stops to the site are located on Watling Street, along the frontage 
of the site. These stops provide hourly services between Welwyn City Garden, 
Borehamwood, Hatfield and Watford.

6.13.10. The nearest train station to the site is Park Street Railway Station, 
approximately 450m to the south of the site. This station provides frequent 
services between St Albans and Watford Junction.

6.13.11. It is concluded that the site is in a sustainable location with access to a 
number of sustainable travel modes and this is acceptable.

Road Safety



6.13.12. The applicant has obtained Personal injury accident (PIA) data for the 5 year 
period between December 2014 and December 2019. This shows that within the 
study area 133 accidents occurred involving 266 vehicles and 174 casualties.

6.13.13. The TA summarises the patterns of the accident data as follows: -

- 86% were slight in severity;

- 63% occurred at junctions;

- 76% occurred during daylight conditions; and

- 72% occurred during dry conditions.

6.13.14. However the accident analysis does not include details for the accidents 
which occurred along Watling Road. Figure 3-6 in the TA shows three accidents 
which have occurred within the vicinity of the site along Watling Road, two serious 
and one slight PIA’s. Further details are therefore required for these accidents and 
the applicant should provide detailed accident outputs.

6.13.15. It is noted that more recent data up to December 2021 has not been 
reviewed. HCC have reviewed data for 2020 and 2021 on Crashmap, this shows a 
PIA occurred on June 2020 to the north of the proposed site access and the 
details for this accident should also be provided.

Vehicle Access

6.13.16. The proposed vehicular access to the site would be from Watling Street at 
the eastern boundary of the development via a new T-junction. Drawing PRKST-
DR-C-000001 shows that the proposed access would provide a 6m wide access 
road, 6m radii and a visibility splay of 4.5m x 90m in both directions.

6.13.17. Although the required visibility can be achieved, there are concerns with 
maintaining the existing mature trees to ensure visibility would not be restricted. 
This requirement can be conditioned as part of this outline application.

6.13.18. Any works within the highway boundary (including alterations to the footway) 
will need to be secured and approved via a s278 Agreement with HCC.

Parking

6.13.19. The TA details that car parking provision will be in line with St Albans City 
and District Council parking standards. The development will also include the 
provision of electric vehicle charging. HCC would request that the applicant does 
not over provide parking to ensure a commitment to sustainable travel.

6.13.20. It is proposed that individual dwellings will provide bicycle parking within the 
curtilage of the unit and dedicated cycle parking facilities will be provided for flats.

6.13.21. Further details and plans clearly showing the location of vehicle and cycle 
parking would be required at detailed design stage. Swept path analysis for a large 
car would also be required.

Servicing, Refuse and Emergency Access

6.13.22. The applicant has provided swept path analysis for a 9.93m long refuse 
vehicle, which shows the vehicle entering and exiting the site at the proposed site 
access in forward gear. This is acceptable, however further swept path analysis 



will be required at detailed design stage showing a refuse vehicle manoeuvring 
around the internal roads of the proposed development which must include turning 
areas.

6.13.23. The applicant should refer to the St Albans City and District Council ‘Refuse 
Collection and Recyclling Requirements for New Developments and Change of 
Use’ document (updated April 2018).

6.13.24. Swept path analysis for a fire tender must also be provided for the proposed 
site layout demonstrating access for a pumping appliance within 45m of all 
dwellings and that the vehicle can enter and exit in forward gear.

Trip Generation

6.13.25. Trip generation has been calculated for people trips using the TRICS 
database (version 7.8.2), within those calculations vehicle trips have also been 
identified. The TRICS parameters applied are acceptable. The following total 
vehicle trips are identified for the development proposal:

- AM Peak (08:00-09:00): 14 arrivals, 37 departures resulting in 51 two-way 
movements

- PM Peak (17:00-18:00): 35 arrivals, 14 departures resulting in 49 two-way 
movements

- Daily (07:00-19:00): 218 arrivals, 220 departures resulting in 438 two-way 
movements

6.13.26. The applicant has derived mode shares for the proposed development from 
2011 Journey to Work Census data for the St Albans 019MSOA and applied the 
TRICS data to show predicted trips by mode. This methodology is acceptable and 
shows the majority of trips (69%) would be undertaken by privately owned 
vehicles.

Trip Distribution

6.13.27. Trips Distribution has been determined through the use of travel to work 
census data and National Travel Survey data for trip by purpose. Furthermore it 
also takes into consideration the location of nursery, primary and secondary 
schools and census data on the distribution of school age children. Trips have 
been assigned to the local highway network based on commuting trips, 
educational trips and other (eg.leisure, shopping). This methodology is considered 
acceptable.

Highway Impact

6.13.28. As agreed with HCC Highways, the applicant has assessed the proposed 
site access junction with Watling Street. An ATC survey was undertaken in 
November 2021 along Watling Street, adjacent to the proposed site access. In 
addition to this Manual Classified Turning Counts (MCTCs) and queue length 
surveys were also undertaken at key locations within the vicinity of the site. 
Outputs from all the traffic survey data should be appended to the supporting 
transport assessment for review.

6.13.29. A five year post application has been assessed and the growth factors 
derived from TEMPRO. These factors are considered acceptable.



6.13.30. The results of the junction capacity assessment show that the junction would 
operate well within capacity during both the AM and PM peak scenarios. However 
until the outputs from all the traffic surveys are provided the LHA cannot complete 
their review of this junction and the local highway network.

6.13.31. It is noted that the surveys were undertaken in November 2021, when 
‘working from home’ was being enforced during the COVID 19 pandemic. As 
requested, the applicant must provide all survey data to allow the LHA to 
undertake a full review.

6.13.32. As suggested at pre-app stage, the proposed Strategic Rail Freight 
Interchange (to the east and south of Park Street) has been considered, however 
based on the proposed capacity assessment results the applicant has considered 
that this development would not have a major impact on the operation of Watling 
Street.

Travel Plan

6.13.33. A draft Travel Plan (TP) has been submitted as part of the planning 
application. The Travel Plan does not include the contact details for the Travel 
Plan Coordinator (TPC) and these should be provided. Secondary contact details 
to the interim or full travel plan TPC should also be provided. The time allocated to 
the TPC role (full time or part time) should also be provided.

6.13.34. The TP includes a good set of measures however a noticeboard in a 
communal area containing travel information is a recommended.

6.13.35. As per HCC Travel Plan Guidance, residential travel pack contributions 
should be provided for residents. This is usually in the form of Transport or retail 
vouchers to encourage active and sustainable travel (£50 per flat, £100 per 
house).

6.13.36. A Statement from the developers to show that they are committed to 
implementing the travel plan is required.

6.13.37. Details on parking measures (vehicle and cycle) need to be provided in the 
Travel Plan, including the capacity of the secure cycle parking.

6.13.38. Actual baseline data should be collected within the first 3 months of 
occupation and multi modal counts should be carried out on site along with the 
annual survey.

6.13.39. A travel plan review should occur annually. The TPC should produce a 
review report which is to be submitted to HCC within three months of annual 
survey completion.

6.13.40. The management arrangement of the TP post 5 years monitoring with HCC 
should be outlined in the TP. An evaluation and support fee is required to be paid 
to HCC (£1,200 per annum for 5 years) to support Travel Plan monitoring and 
review and would be secured via a Section 106 Agreement. The TP should be 
drawn up in accordance with the County Council’s document ‘Hertfordshire’s 
Travel Plan Guidance for Business and Residential Development’ as set out 
at:https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developerinformation/development-
management/highways-development-
management.aspx#DynamicJumpMenuManager_1_Anchor_6. 



Construction

6.13.41. HCC would require a full Construction Traffic Management Plan to ensure 
construction vehicles would not have a detrimental impact on the highway 
network. A condition would be required to provide adequate parking for 
construction vehicles on-site to prevent on-street conflict and impacts to the 
highway safety.

6.13.42. A Construction Traffic Management Plan would be required for all phases of 
construction. Measures would also be required to protect users of the local road 
network from hazards arising from undue damage caused by large numbers of 
HGVs associated with the construction of the development.

Contributions

6.13.43. According to the St Albans New Local Plan Publication Draft (2018), St 
Albans City and District Council is considering the adoption of Community 
Infrastructure Levy (CIL) by Spring 2020. It is anticipated that any contributions 
could be sought via Section 106 Agreement for this development as CIL has not 
yet been adopted.

Conclusion

6.13.44. In summary, HCC as the highway authority recommend refusal of the 
planning application, subject to receipt of additional details as identified herein.

Second Response 03/02/2033 – updated on 22/03/2023 to clarify condition 
wording and s106 contributions.

6.13.45. Notice is given under Article 18 of the Town and Country Planning 
(Development Management Procedure) (England) Order 2015 that the 
Hertfordshire County Council as Highway Authority does not wish to restrict the 
grant of permission subject to the following conditions:

Condition 1: Outline Condition

No development shall commence until full details (in the form of scaled plans and / 
or written specifications) have been submitted to and approved in writing by the 
Local Planning Authority to illustrate the following on-site arrangements: i) roads, 
foot/cycleways; ii) foul and surface water drainage; iii) visibility splays; iv) access 
arrangements; v) parking provision in accordance with adopted standard; vi) 
loading areas; vii) turning areas.

Reason: To ensure suitable, safe and satisfactory planning and development of 
the site in accordance with Policy 5 of Hertfordshire’s Local Transport Plan 
(adopted 2018).

Condition 2: Surface Water

Prior to the first occupation of the development hereby permitted the vehicular 
access shall be provided and thereafter retained at the position shown on the 
approved plan drawing number (Drawing No.5153233-ATK-GEN-PRKST-DR-C-
0001_P1.5). Prior to the first use of the development hereby permitted 
arrangement shall be made for surface water to be intercepted and disposed of 
separately so that it does not discharge onto the highway carriageway.



Reason: To ensure satisfactory access into the site and avoid the carriage of 
extraneous material or surface water onto the highway in accordance with Policy 5 
of Hertfordshire’s Local Transport Plan (adopted 2018).

Condition 3: Offsite Works / Mitigation

(Part A) Notwithstanding the details indicated on the submitted drawings no on-site 
works above slab level shall commence until a detailed scheme for the offsite 
highway improvement works has been submitted to and approved in writing by the 
Local Planning Authority. This should include the provision of a Road Safety Audit. 
For the avoidance of doubt the obligations to provide all offsite works are to be 
contained within highways land only and include, but are not limited to: -

• A toucan or tiger parallel crossing to the north of the proposed site access 
junction;

• Upgrading of footway on the eastern side of Watling Street from the proposed 
toucan or tiger parallel crossing to connect with the existing segregated footway / 
cycleway at Park Street Roundabout leading to St Albans;

• Upgrading of the footway along the frontage of the site to a segregated footway / 
cycleway on the western side of Watling Street between the proposed toucan or 
tiger parallel crossing and using reasonable endeavours to upgrade the surface of 
the footway that links with Park Street Station; and

• Upgrading of the bus stops located on both sides of Watling Street to the north of 
the site to provide shelter, seating, real time passenger information and kassel 
kerbs.

(Part B) Prior to the first occupation of the development hereby permitted either:

 the offsite highway improvement works referred to in Part A of this condition 
shall be completed in accordance with the approved details; or

 the highways contribution has been paid in full by the developer.

Reason: To ensure construction of a satisfactory development and that the 
highway improvement works are designed to an appropriate standard in the 
interest of highway safety and amenity and in accordance with Policy 5, 13 and 21 
of Hertfordshire’s Local Transport Plan (adopted 2018).

Condition 4: Provision of two Active Travel Accesses

No works shall commence until detailed design drawings are submitted and 
approved in writing by the LPA that show the provision of the two active travel 
accesses, being:

a) North of the Site to Watling Street: -

This access point will provide a direct link from the site to the proposed toucan or 
tiger parallel crossing on Watling Street;

b) Centre of the site to Watling Street:

This access point will provide a direct link from the site to the cycleway beside 
Watling Street towards Park Street Station



Prior to first occupation of the development hereby permitted, the accesses stated 
above must be completed in accordance with the approved design details.

Reason: To ensure construction of a satisfactory development and to promote 
sustainable development in accordance with Policies 5, 7, 8, 19 and 20 of 
Hertfordshire’s Local Transport Plan (adopted 2018).

Condition 5: Cycle Parking Provision

Prior to the first occupation of the development hereby permitted a scheme for the 
parking of cycles including details of the design, level and siting of the proposed 
parking shall be submitted to and approved in writing by the Local Planning 
Authority. The scheme must be designed in line with the cycle parking standards 
contained in the DfT’s Cycle Infrastructure Design LTN1/20. The approved 
scheme shall be fully implemented before the development is first occupied or 
brought into use and thereafter retained for this purpose.

Reason: To ensure the provision of adequate cycle parking that meets the needs 
of occupiers of the proposed development and in the interests of encouraging the 
use of sustainable modes of transport in accordance with Policies 1, 5 and 8 of 
Hertfordshire’s Local Transport Plan (adopted 2018).

Condition 6: Vehicle Swept Path Movement Plans

No development shall commence until vehicle swept path movements plans are 
provided for the following:

a. a large car accessing all car parking spaces allotted both housing and visitor 
parking bays;

b. a fire tender vehicle accessing the site in a forward gear to all properties within 
the boundary of the internal road layout (once detailed under Condition 1); and

c. a refuse vehicle accessing all properties and being able to safely and within a 
legal distance of residents bin collection points for a vehicle of dimensions 
L:10.875m x W:2.5m.

Reason: To ensure suitable, safe and satisfactory planning and development of 
the site in accordance with Policy 5 of Hertfordshire’s Local Transport Plan 
(adopted 2018).

Condition 7: Construction Management Plan

No development shall commence until a Construction Management Plan has been 
submitted to and approved in writing by the Local Planning Authority. Thereafter 
the construction of the development shall only be carried out in accordance with 
the approved Plan. The Construction Management Plan / Statement shall include 
details of:

a. Construction vehicle numbers, type, routing;

b. Access arrangements to the site;

c. Traffic management requirements

d. Construction and storage compounds (including areas designated for car 
parking, loading / unloading and turning areas);



e. Siting and details of wheel washing facilities;

f. Cleaning of site entrances, site tracks and the adjacent public highway;

g. Timing of construction activities (including delivery times and removal of waste) 
and to avoid school pick up/drop off times;

h. Provision of sufficient on-site parking prior to commencement of construction 
activities;

i. Post construction restoration/reinstatement of the working areas and temporary 
access to the public highway;

j. where works cannot be contained wholly within the site a plan should be 
submitted showing the site layout on the highway including extent of hoarding, 
pedestrian routes and remaining road width for vehicle movements.

Reason: In order to protect highway safety and the amenity of other users of the 
public highway and rights of way in accordance with Policies 5, 12, 17 and 22 of 
Hertfordshire’s Local Transport Plan (adopted 2018).

Informatives

HCC as Highway Authority recommends inclusion of the following Advisory Note 
(AN) / highway informative to ensure that any works within the highway are carried 
out in accordance with the provisions of the Highway Act 1980:

AN1) Storage of materials: The applicant is advised that the storage of materials 
associated with the construction of this development should be provided within the 
site on land which is not public highway, and the use of such areas must not 
interfere with the public highway. If this is not possible, authorisation should be 
sought from the Highway Authority before construction works commence. Further 
information is available via the County Council website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/business-licences/business-
licences.aspx or by telephoning 0300 1234047.

AN2) Obstruction of highway: It is an offence under section 137 of the Highways 
Act 1980 for any person, without lawful authority or excuse, in any way to wilfully 
obstruct the free passage along a highway or public right of way. If this 
development is likely to result in the public highway or public right of way network 
becoming routinely blocked (fully or partly) the applicant must contact the Highway 
Authority to obtain their permission and requirements before construction works 
commence. Further information is available via the County Council website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/business-licences/business-
licences.aspx or by telephoning 0300 1234047.

AN3) Debris and deposits on the highway: It is an offence under section 148 of the 
Highways Act 1980 to deposit compost, dung or other material for dressing land, 
or any rubbish on a made up carriageway, or any or other debris on a highway to 
the interruption of any highway user. Section 149 of the same Act gives the 
Highway Authority powers to remove such material at the expense of the party 
responsible. Therefore, best practical means shall be taken at all times to ensure 
that all vehicles leaving the site during construction of the development and use 
thereafter are in a condition such as not to emit dust or deposit mud, slurry or 



other debris on the highway. Further information is available by telephoning 0300 
1234047.

AN4) Works within the highway (section 278): The applicant is advised that in 
order to comply with this permission it will be necessary for the developer of the 
site to enter into an agreement with Hertfordshire County Council as Highway 
Authority under Section 278 of the Highways Act 1980 to ensure the satisfactory 
completion of the access and associated road improvements. The construction of 
such works must be undertaken to the satisfaction and specification of the 
Highway Authority, and by a contractor who is authorised to work in the public 
highway. Before works commence the applicant will need to apply to the Highway 
Authority to obtain their permission and requirements. Further information is 
available via the County Council website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-
management/highways-development-management.aspx or by telephoning 0300 
1234047.

AN5) Estate road adoption (Section 38): The applicant is advised that if it is the 
intention to request that Hertfordshire County Council as Highway Authority adopt 
any of the highways included as part of this application as maintainable at the 
public expense then details of the specification, layout and alignment, width and 
levels of the said highways, together with all the necessary highway and drainage 
arrangements, including run off calculations must be submitted to the Highway 
Authority. No development shall commence until the details have been approved 
in writing and an Agreement made under Section 38 of the Highways Act 1980 is 
in place. The applicant is further advised that the County Council will only consider 
roads for adoption where a wider public benefit can be demonstrated. The extent 
of adoption as public highway must be clearly illustrated on a plan. Further 
information is available via the County Council’s website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-
management/highways-development-management.aspx or by telephoning 0300 
1234047.

AN6) Construction Management Plan (CMP): The purpose of the CMP is to help 
developers minimise construction impacts and relates to all construction activity 
both on and off site that impacts on the wider environment. It is intended to be a 
live document whereby different stages will be completed and submitted for 
application as the development progresses. A completed and signed CMP must 
address the way in which any impacts associated with the proposed works, and 
any cumulative impacts of other nearby construction sites will be mitigated and 
managed. The level of detail required in a CMP will depend on the scale and 
nature of development. The CMP would need to include elements of the 
Construction Logistics and Community Safety (CLOCS) standards as set out in 
our Construction Management template, a copy of which is available on the 
County Council’s website at: https://www.hertfordshire.gov.uk/services/highways-
roads-and-pavements/business-and-developer-information/development-
management/highways-development-management.aspx

AN7) Travel Plan (TP): A TP, in accordance with the provisions as laid out in 
Hertfordshire County Council’s Travel Plan Guidance, would be required to be in 
place from the first occupation/use until 5 years post occupation/use. A £1,200 per 
annum (overall sum of £6,000 and index-linked RPI May 2014) Evaluation and 
Support Fee would need to be secured via a Section 106 agreement towards 
supporting the implementation, processing and monitoring of the full travel plan 



including any engagement that may be needed. Further information is available via 
the County Council’s website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-
management/highways-development-management.aspx OR by emailing 
travelplans@hertfordshire.gov.uk

Planning Obligations and Agreements

S106 (Town & Country Planning Act 1990)

Travel Plan Evaluation & Support

6.13.46. A Full Travel Plan will be required to be in place from first occupation until 5 
years post full occupation. A £1,200 per annum (index linked RPI May 2014) 
Evaluation and Support Fee must be secured by Section 106 agreement in 
accordance with Hertfordshire County Council’s Travel Plan Guidance.

6.13.47. Further details of the Travel Plan review can be found under the subsection 
'Travel Plan' of this statutory consultee response and informative AN7.

Sustainable Transport Contributions

6.13.48. The total developer contribution towards active travel is £648,470 and this 
will be used in the first instance to fund the Travel Plan (measures and monitoring) 
and off-site works identified in proposed condition 3 to be carried out by the 
developer, providing active travel betterment in the vicinity of the site for new and 
existing residents. Any unspent contribution will be payable to the Highway 
Authority who will distribute the contributions to the associated schemes identified 
in HCC’s Local Transport Plan and it’s supporting documents, South Central 
Hertfordshire Growth & Transport Plan.

Section 278 (Highways Act 1980)

6.13.49. A Section 278 agreement will be required between the applicant and HCC. 
Details of the Section 278 process is stated above in Informative AN4. Further 
details of the offsite works have been detailed under the subsection ‘Mitigation’ of 
this statutory consultee response.

6.13.50. It should be noted that all offsite works are fundamental to make the proposal 
acceptable in transport terms. All offsite works must be provided by the applicant 
prior to first occupation in order to mitigate the impact of the proposed 
development.

Comments / Analysis

Description of Proposal

6.13.51. The proposed development would comprise up to 95 residential dwellings, 
including 40% affordable dwellings and 5% self-build and custom build dwellings. 
This would also include public open space, landscaping and associated 
infrastructure.

Existing Site Description

6.13.52. The site is located within Park Street Village and approximately 4km south of 
St Albans and 4km north of Radlett. The proposed development site is located to 



the west of the A5183 Watling Street and currently consists of agricultural land. To 
the west the site is bounded by arable farmland and to the east and south 
residential dwellings. The development proposes a new access from Watling 
Street to the east.

Planning Policy

6.13.53. Whilst the LHA has reviewed the planning policy included within the 
Transport Assessment (TA) within their first response to this planning application, 
we consider the local neighbourhood plan should be considered as part of the 
review of proposals. This is of particular importance in this location as St Albans 
currently does not have a recent local plan.

6.13.54. At this location the St Stephen Neighbourhood Plan (March 2022) covers this 
area of Park Street. It is noted the following policy sections are particularly relevant 
to highway matters for this planning application:

Policy s11: improvements to key local junctions and pinch points

Park Street Roundabout is identified as a strategic pinch point (Figure 7.1) and 
Policy s11 requests the cumulative transport impacts on road junctions and pinch 
points are assessed appropriately and in accordance with NPPF Paragraph 111.

No specific details are identified for Park Street Roundabout, however as a site of 
strategic importance we as LHA requested the roundabout was assessed for the 
cumulative impact. The results and conclusions of which are detailed later in this 
response.

Policy s12: off-street car parking

Relevant to this proposal is the application of bicycle parking facilities and the 
future proofing for electric vehicle charging. The development does not seek to 
remove any existing off-street parking and the development has been assessed 
against local parking standards for proposed off-street parking which has been 
met within the requirements of an outline planning application (i.e. confirmation the 
proposals are to standard) and found to be acceptable.

Policy s13: Bus service and community transport

This policy requires new major developments to seek S106 contributions towards 
public transport improvements. The LHA has made such requests through initially 
S278 proposals, however any remaining monies shall look to provide funding to 
wider improvement schemes as captured in the Growth & Transport Plan, which 
includes public transport projects.

Policy s14: Provision for walking, cycling and horse-riding

This policy looks to development proposals to help improve walking, cycling and 
horse-riding accessibility to major urban areas and ensure new developments 
provide safe and accessible access to existing facilities.

Furthermore, development proposals should seek to promote connections to the 
PRoW and the county’s PRoW Improvement Plan.

The LHA has assessed the development within the context of this policy and the 
proposed pedestrian and cycle access is to design standards set out in Roads in 
Hertfordshire: Highway Design Guide.



Furthermore the LHA shall be seeking walking and cycling improvements through 
S278 agreements to improve the immediate connections, not only for the 
development but for existing residents on Watling Street, improving active travel 
access for wider community between Park Street and St Albans. Horse-riding is 
not an identified activity in this area, nor is it appropriate for the location and 
current ‘A’ Class road traffic.

Accessibility

Walking and cycling

6.13.55. There are footways on either side of the carriageway on Watling Street. 
However, the footway along the eastern border of the site is narrow and 
overgrown for pedestrians. There are also no formal crossing facilities along 
Watling Street within the vicinity of the site. However, to the north of the site there 
is a segregated footway / cycleway which to the north leads to an underpass 
below the A414 providing links to St Albans.

6.13.56. There are a number of local facilities and services within the vicinity of the 
site including primary and secondary schools and convenience stores.

Public Transport

6.13.57. The nearest bus stops to the site are located on Watling Street, along the 
frontage of the site. These stops provide hourly services between Welwyn Garden 
City, Borehamwood, Hatfield and Watford.

6.13.58. The nearest train station to the site is Park Street Railway Station, 
approximately 450m to the south of the site. This station provides frequent 
services between St Albans and Watford Junction.

6.13.59. It is concluded that the site is in a sustainable location with access to a 
number of sustainable travel modes and this is acceptable.

Road Safety

6.13.60. The applicant provided an analysis of the Personal Injury Accident (PIA) data 
for the 5 year period between December 2014 and December 2019 within the 
Transport Assessment dated January 2022. The LHA requested that the applicant 
provide further analysis for the collisions which occurred on Watling Street and to 
include more recent data up to December 2021.

6.13.61. The TA addendum note dated May 2022 includes this further analysis. It 
shows that between 2014 and 2021 there were 2 serious PIA’s and 3 slight PIA’s 
along Watling Street. Three of these collisions occurred to the north of the 
proposed site access at the junction with the BP Garage all at different times 
during the day (AM peak, during the afternoon and late at night) and during 
differing conditions.

6.13.62. None of the PIA’s along Watling Street involved pedestrians, however one 
PIA involved a cyclist which occurred close to the junction of Burydell Lane where 
a cyclist collided with a parked car.

6.13.63. Having reviewed the additional collision data provided by the applicant, the 
Local Highway Authority (LHA) conclude that the proposals would not have a 
detrimental impact on existing highway safety.



Vehicle Access

6.13.64. The proposed vehicular access to the site would be from Watling Street at 
the eastern boundary of the development via a new T-junction. Drawing PRKST-
DR-C-000001 shows that the proposed access would provide a 6m wide access 
road, 6m radii and a visibility splay of 4.5m x 90m in both directions.

6.13.65. Any works within the highway boundary (including alterations to the footway) 
will need to be secured and approved via a Section 278 Works Agreement with 
Hertfordshire CC.

Parking

6.13.66. The TA details that car parking provision will be in line with St Albans City & 
District Council parking standards. The development will also include the provision 
of electric vehicle charging. HCC would request that the applicant does not over 
provide parking to ensure a commitment to sustainable travel.

6.13.67. It is proposed that individual dwellings will provide bicycle parking within the 
curtilage of the unit and dedicated cycle parking facilities will be provided for flats.

6.13.68. Further details and plans clearly showing the location of vehicle and cycle 
parking would be required at detailed design stage. Swept path analysis for a large 
car would also be required.

Servicing, Refuse and Emergency Access

6.13.69. The applicant has provided swept path analysis for a 9.93m long refuse 
vehicle, which shows the vehicle entering and exiting the site at the proposed site 
access in forward gear. Latest refuse vehicle figures require a minimum of 
10.875m x 2.5m is to be used, and therefore as conditioned, further swept path 
analysis will be required at detailed design stage showing a refuse vehicle 
manoeuvring around the internal roads of the proposed development which must 
include turning areas with these updated dimensions.

6.13.70. The applicant should refer to the St Albans City & District Council ‘Refuse 
Collection and Recycling Requirements for New Developments and Change of 
Use’ document.

6.13.71. Swept path analysis for a fire tender must also be provided for the proposed 
site layout demonstrating access for a pumping appliance within 45m of all 
dwellings and that the vehicle can enter and exit in forward gear.

Trip Generation

6.13.72. Trip generation has been calculated for people trips using the TRICS 
database (version 7.8.2) and within those calculations vehicle trips have also been 
identified. The TRICS parameters applied are acceptable. The following total 
vehicle trips are identified for the development proposal:

 AM Peak (08:00-09:00): 14 arrivals, 37 departures resulting in 51 two-way 
movements

 PM Peak (17:00-18:00): 35 arrivals, 14 departures resulting in 49 two-way 
movements



 Daily (07:00-19:00): 218 arrivals, 220 departures resulting in 438 two-way 
movements

6.13.73. The applicant has derived mode shares for the proposed development from 
2011 Journey to Work Census data for the St Albans 019MSOA and applied the 
TRICS data to show predicted trips by mode. This methodology is acceptable and 
shows the majority of trips (69%) would be undertaken by privately owned 
vehicles.

Trip Distribution

6.13.74. Trip Distribution has been determined through the use of travel to work 
census data and National Travel Survey data for trip by purpose. Furthermore, it 
also takes into consideration the location of nursery, primary and secondary 
schools and census data on the distribution of school age children.

6.13.75. Trips have been assigned to the local highway network based on commuting 
trips, educational trips and other (eg.leisure, shopping). This methodology is 
considered acceptable.

Highway Impact

6.13.76. As agreed with HCC Highways, the applicant has assessed the proposed 
site access junction with Watling Street. An ATC survey was undertaken in 
November 2021 along Watling Street, adjacent to the proposed site access. In 
addition to this Manual Classified Turning Counts (MCTCs) and queue length 
surveys were also undertaken at key locations within the vicinity of the site.

6.13.77. A five-year post application has been assessed and the growth factors 
derived from TEMPRO. These factors are considered acceptable.

6.13.78. The results of the junction capacity assessment at the site access show that 
the junction would operate well within capacity during both the AM and PM peak 
scenarios. The LHA consider these results acceptable.

6.13.79. In response to LHA concerns relating to observed queuing back from the 
Park Street Roundabout, the applicant has submitted a TA Addendum (dated 16th 
August 2022) which includes the results of a junction capacity assessment of Park 
Street Roundabout.

6.13.80. It shows that the A414 East and A5183 arms in the 2021 base year operate 
close to capacity in the evening peak period, with Ratio Flow Capacity (RFC) at 
0.9 and 0.88 respectively. All remaining arms operate well within capacity. In the 
future year (2026) with development both the A414 East and A5183 arms operate 
closer to capacity than the baseline year, RFC at 0.94 and 0.96 respectively in the 
evening peak. This signifies a small increase in traffic from that of the existing. All 
remaining arms operate well within capacity in 2026.

6.13.81. It is acknowledged the model results have not replicated that which has been 
observed and this has been challenged by HCC Highways. The response to this 
was linking back to the limitations of the ARCADY model and the difficulties of 
replicating queue lengths and queue times. It is accepted that traffic modelling 
needs to replicate the actual traffic behaviour as much as possible and we do this 
through validation, therefore in this instance the model detailing queues along 
Watling Street did not validate and therefore we would normally ask the applicant 
to re-run the model to generate a more accurate assessment. However, the LHA 
has concluded in this instance if the applicant were to go back and review the 



modelling, it would not necessarily change the outcome conclusion for this 
development because of the wider changes anticipated for the area of Park Street 
and the proposed active travel improvements (as detailed below) Watling Street 
shall benefit from as a result of this development.

6.13.82. Furthermore, the proposed Strategic Rail Freight Interchange (SRFI) to the 
east and south of Park Street has been considered, however based on the 
proposed capacity assessment results the applicant has considered that this 
development would not have a major impact on the operation of Watling Street 
and future mitigation works as a result of the SRFI would actually alleviate traffic 
issues along Watling Street, ultimately leading to the ‘A’ Class road being 
downgraded to a ‘C’ Class road. Therefore, the proposed active travel mitigation 
works would provide a good basis for the change in street scene at this location, 
when the larger context is taken into consideration.

6.13.83. In conclusion, the LHA does not formally accept the traffic modelling due to 
the validation issues identified in this response, however in consideration of the 
anticipated implications if this modelling was to successfully represent the 
observed queue along Watling Street, we are of the view this would not provide 
significant additional queuing directly relating to the proposed development. The 
development proposals do however provide the opportunity for new active travel 
trips through the proposed active travel mitigation measures. The location is to be 
further improved by the proposed Park Street Roundabout improvements, 
ultimately leading to Watling Street at this location being downgraded, creating a 
naturally more active travel and lower traffic environment for all existing and new 
residents.

Mitigation

6.13.84. The proposals include a number of offsite highway works to mitigate the 
impact of the development and will be delivered by the applicant via a Section 278 
Works agreement (Highways Act 1980). The major parts of the offsite works 
include:

 A toucan or tiger parallel crossing to the north of the proposed site access 
junction;

 Upgrade footway on the eastern side of Watling Street from the proposed 
toucan or tiger parallel crossing to connect with the existing segregated footway / 
cycleway at Park Street Roundabout leading to St Albans;

 Upgrade footway along the frontage of the site to a segregated footway / 
cycleway on the western side of Watling Street between the proposed toucan or 
tiger parallel crossing to as far south as possible, to link with Park Street Station; 
and

 Upgrade the bus stops located on both sides of Watling Street to the north of the 
site to provide shelter, seating, real time passenger information and kassel kerbs.

6.13.85. The TA notes it is the intention for the site to provide the following additional 
active travel accesses at the detailed design stage:

 A pedestrian and cycle access from the north of the site to Watling Street (to link 
with proposed toucan or tiger parallel crossing); and

 A pedestrian and cycle access from the centre of the site to Watling Street.



Travel Plan

6.13.86. A draft Travel Plan (TP) has been submitted as part of the outline planning 
application. The Travel Plan does not include the contact details for the Travel 
Plan Coordinator (TPC). Secondary contact details to the interim or full travel plan 
TPC should also be provided. The time allocated to the TPC role (full time or part 
time) should also be provided.

6.13.87. The applicant has confirmed that contact details for the TPC will be provided 
once planning permission has been granted and once measures have been 
agreed, supporting details for the time allocated to the TPC role will be provided. 
The TP includes a good set of measures.

6.13.88. As per HCC Travel Plan Guidance, residential travel pack contributions 
should be provided for residents. This is usually in the form of Transport or retail 
vouchers to encourage active and sustainable travel (£50 per flat, £100 per 
house).

6.13.89. A Statement from the developers to show that they are committed to 
implementing the travel plan is required. The applicant has confirmed that this will 
be provided at detailed design stage.

6.13.90. Details on parking measures (vehicle and cycle) need to be provided in the 
Travel Plan, including the capacity of the secure cycle parking. At detailed design 
stage these will be included on the Full Travel Plan. This is acceptable.

6.13.91. The updated Travel Plan confirms that actual baseline data will be collected 
within the first 3 months of occupation and multi modal counts should be carried 
out on site along with the annual survey. A travel plan review will also occur 
annually and the TPC will produce an updated report which is to be submitted to 
HCC within three months of annual survey completion.

6.13.92. The management arrangement of the TP post 5 years monitoring with HCC 
will be discussed with HCC once the fifth year of monitoring has been passed.

6.13.93. An evaluation and support fee is required to be paid to HCC (£1,200 per 
annum for 5 years, index linked RPI May 2014) to support Travel Plan monitoring 
and review and would be secured via a Section 106 Agreement. The TP should be 
drawn up in accordance with the County Council’s document ‘Hertfordshire’s 
Travel Plan Guidance for Business and Residential Development’ as set out at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-
management/highways-development-
management.aspx#DynamicJumpMenuManager_1_Anchor_6.

Construction

6.13.94. HCC would require a full Construction Management Plan to ensure 
construction vehicles would not have a detrimental impact on the highway 
network. A Condition would be required to provide adequate parking for 
construction vehicles on-site to prevent on-street conflict and impacts to the 
highway safety.

6.13.95. A Construction Management Plan would be required for all phases of 
construction. Measures would also be required to protect users of the local road 
network from hazards arising from undue damage caused by large numbers of 
HGVs associated with the construction of the development.



Planning Obligations and Agreements

6.13.96. All offsite works are to be delivered via a Section 278 Works agreement. It 
should be noted that all offsite works are fundamental to make the proposal 
acceptable in transport terms. All offsite works must be provided by the applicant 
prior to first occupation in order to mitigate the impact of the proposed 
development.

6.13.97. In the absence of CIL, sustainable transport contributions are sought. 
Hertfordshire County Council’s 4th Local Transport Plan (LTP4) has developed 
strategies and plans for the county and the towns and areas within it which 
identifies the sustainable transport and accessibility measures for which 
contributions would be sought. Further supporting documents include, Growth & 
Transport Plans which consider current and future transport challenges and 
identifies interventions aligned to the LTP4 objectives, A414 Strategy, 
Neighbourhood Plans and Local Cycling & Walking Infrastructure Plans (LCWIPs).

6.13.98. For new residential developments, a contribution of £6,826 per dwelling is 
required. Therefore based on the proposed development of 95 dwellings the total 
developer contribution to active travel would be £648,470.

6.13.99. The Highway Authority will distribute the contributions to the associated 
schemes to mitigate the impact of the development, typically through schemes 
identified in HCC’s Local Transport Plan (LTP) and its supporting documents, 
South Central Hertfordshire Growth & Transport Plan. Sustainable transport 
contributions can be used for, but not limited to, packages including:

 PK30 A414 Highways Improvements (South of St Albans) - To enhance the 
function of the A414 as a strategic east to west route in south central Hertfordshire 
through capacity and reliability upgrades;

 PK35 Chiswell Green Corridor Active Travel Improvements - To improve 
connectivity between Chiswell Green, Park Street and St Albans, and reduce 
through traffic on the Watford Road corridor.

6.13.100. A Full Travel Plan will be required to be in place from first occupation until 5 
years post full occupation. A £1,200 per annum (index linked RPI May 2014) 
Evaluation and Support Fee must be secured by Section 106 agreement Under 
the Town & Country Planning Act 1990 in accordance with Hertfordshire County 
Council’s Travel Plan Guidance.

Conclusion

6.13.101. The Highway Authority have reviewed the development proposals and does 
not wish to raise an objection subject to the inclusion of planning conditions, 
informatives, obligations and agreements.

6.13.102. To make the site acceptable in transport terms and mitigate its impact, all off-
site works outlined in this response must be provided by the applicant via a 
Section 278 Works agreement prior to occupation.

6.14. HCC Landscape

First Response 28/04/2022:

6.14.1. Thank you for consulting the landscape planning advisory service on the above 
proposal. The following comments are given with regards to landscape matters in 



line with national and local policy requirements, British Standards, and industry 
accepted good practice guidance. 

NATIONAL PLANNING POLICY FRAMEWORK 

6.14.2. The National Planning Policy Framework  confirms that decisions should 
contribute to and enhance the natural environment by protecting and enhancing 
valued landscapes,  and recognising the intrinsic character and beauty of the 
countryside.

6.14.3. Decisions should also ensure that new developments, are sympathetic to local 
character and history including the surrounding built environment and landscape 
setting, support healthy lifestyles through the provision of safe and accessible 
green infrastructure and an appropriate amount and mix of green and other public 
space, and are visually attractive as a result of good architecture, layout, and 
appropriate and effective landscaping. 

6.14.4. The NPPF recognises that trees make an important contribution to the character 
and quality of urban environments and serves to ensure that new streets are tree-
lined, that opportunities are taken to incorporate trees elsewhere in developments 
(such as parks and community orchards), that appropriate measures are in place 
to secure the long-term maintenance of newly planted trees, and that existing 
trees are retained wherever possible.

SUBMITTED INFORMATION

6.14.5. The following submitted documents and plans have been reviewed: 

Design & Access Statement, January 2021

Landscape and Visual Impact Assessment, Version 3, 13/01/2022 and appendices

Winter Views Addendum, Version 1, 12/01/2021

LANDSCAPE & VISUAL IMPACT ASSESSMENT (LVIA) 

6.14.6. LANDSCAPE ASSESSMENT

Landscape effects

LVIA SUMMARY OF LANDSCAPE EFFECTS At completion

Use of the site as an arable field adverse moderate/minor

Mixed condition of boundaries beneficial minor

Mature trees along sections of site boundaries beneficial moderate/minor  

Presence of settlement edge along southern and eastern 
boundary

adverse minor

Overall character of the site adverse minor

Overall character of the setting of the site adverse minor

6.14.7. The findings of the landscape assessment are broadly supported, providing that 
adequate mitigation is delivered within the masterplan. (See comments under 
‘Mitigation Measures’)

6.14.8. It is acknowledged that the proposed development will change the landscape 
character from an open arable field to residential housing. However the 



significance of this is reduced due to the strong containment of the development 
within the field pattern, defined by existing vegetation that provides an opportunity 
to deliver mitigation and enhancements for the benefit of visual amenity and 
biodiversity. 

6.14.9. In addition, the site is well related to the existing settlement to the east and south, 
and the existing vegetation to the west provides an opportunity to deliver mitigation 
and enhancement to create a robust and defensible boundary to the open 
landscape to the west. 

VISUAL ASSESSMENT

Methodology / limitations

6.14.10. The visual baseline appears to describe representative viewpoints 1-22 
during the summer months – and therefore does not represent worst case 
scenario.

6.14.11. Winter photographs have been provided for viewpoints 1-28 (to include the 
additional viewpoints requested by the local planning authority (LPA)), however 
viewpoints 23-28  have not been included in the description of the visual baseline. 

6.14.12. The viewpoint numbers referenced within the LVIA ‘Assessment of Effects’ 
(Section 8) do not appear to correspond with the viewpoint location numbers 
shown on the ‘Viewpoint Location Map’ or ‘Winter Views Location Map.’

6.14.13. The assessment refers to the reduction of effects on establishment of the 
new hedgerow and tree planting. It should be noted that the effects on 
establishment are generally considered at post completion year 15.

Visual effects

LVIA SUMMARY OF VISUAL EFFECTS At completion Approx. 
15 yrs

Residents along Watling Street adverse moderate/minor minor

Residents along Mount Drive adverse moderate/minor minor

Pedestrian users of Watling Street adverse moderate/minor -

Road users of Watling Street adverse minor -

Residents along Old Orchard adverse moderate -

Residents along Tippendell Lane adverse minor -

6.14.14. The visual assessment concludes that the site is relatively well contained 
from views to the north and west, and from a lesser extent from the east as a 
result of the screening effect of the intervening the existing settlement edge and 
vegetation. 

6.14.15. This view is broadly supported, providing that adequate mitigation is 
delivered within the masterplan. (See comments under ‘Mitigation Measures’)

6.14.16. The submitted ‘Zone of Theoretical Visibility’ shows that the site is potentially 
most visible from an area broadly contained by the A414 to the north, the railway 
line to the east, the A405 to the west, and the Old Orchard housing estate to the 
south. 

6.14.17. However verification on site, demonstrates that actual views are further 
limited due to the screening effect of the intervening sloping topography, 
settlement and infrastructure, and vegetation. 



6.14.18. The most significant views are from Old Orchard to the south, and Watling 
Street immediately to the east. From here the new development will be highly 
visible, however the significance of this is reduced due to their less sensitive urban 
context, and the opportunity to deliver  mitigation and enhancements along the site 
boundaries and throughout the development. (See comments under ‘Mitigation 
Measures’)

MITIGATION MEASURES

6.14.19. The LVIA is based on the delivery of mitigation measures including the 
retention and strengthening of boundary vegetation, and the incorporation of 
landscape planting between the built form of the proposed development, to soften 
views.

6.14.20. The LVIA states that the ‘the site’s western boundary …could be enhanced 
with additional tree planting.’

6.14.21. It is strongly advised that there should be additional tree planting and that it 
should be more robust and continuous to deliver a strong defensible boundary with 
the open countryside, in line with the LPA’s ‘Design Advice Leaflet No. 1’ that 
states that ‘It is crucial that sufficient space is allowed for screen panting, which 
shall include large trees, where new development borders the edge of existing 
settlement…’

6.14.22. It is important that this mitigation is delivered on-site.

6.14.23. The retention and enhancement of the site’s eastern boundary, and a new 
hedgerow the trees to the southern boundary are supported. 

6.14.24. With regards to the provision of landscape planting between the built form of 
the proposed development, there is strong concern that this is not realised within 
the emerging scheme. Indeed the ‘Landscape Design Strategy’ shows all 
landscaping to the periphery of the site and nothing within the developable area.

6.14.25. On reviewing the ‘Illustrative Layout – 01’ this shows the majority of new tree 
planting within private residential gardens that will be subject to removal by future 
residents. It is strongly advised that there needs to be a greater balance of trees 
within the public realm and open spaces that should be generous enough to 
accommodate large scale mature tree canopies that will effectively soften views 
from the wider area. 

6.14.26. There is some concern for the distribution of building heights as shown on 
the parameter plan in the Design and Access Statement. It would be beneficial to 
understand if options to locate the tallest elements (2.5 stories) at the lowest 
elevations along the western side of the site have been explore, balanced with an 
understanding of the sensitivity of this edge.  

LANDSCAPE PROPOSALS

6.14.27. See comments under ‘Mitigation Measures’ above. 

6.14.28. There is concern for the location of the Public Open Space (POS) 
predominantly at the edges of the site within the left-over space. The green 
infrastructure (GI) and POS network should be integrated and permeate 
throughout the development. Open spaces should have a clear function and be 
considered as an integral part of the site layout from the inception of the design 
process.    



6.14.29. The location of the play area is not supported, disconnected from the 
development at the junction of the primary road, which raises issue of safety and 
accessibility, and is not positively fronted or overlooked.   

6.14.30. Consideration should be given for public open space where recreation 
objectives may conflict with habitat creation/protection and biodiversity objectives.

6.14.31. There is concern that the proposed SuDS basin will not meet the stated 
objectives for biodiversity, and in reality, will need to be maintained as a large bare 
depression in the ground – steep slopes and security fencing should be avoided. It 
is not clear if any linear SuDS features will need to be accommodated within the 
development layout. 

6.14.32. SUMMARY & CONCLUSION

6.14.33. The LVIA helps demonstrate that the proposed development could be 
acceptable in principle. However a more robust level of mitigation is required (as 
discussed in detail above). This should include the delivery of more robust tree 
planting along the western site boundary to create a stronger defensible edge to 
the wider landscape. It also requires an integrated GI/POS network and public 
realm that permeates throughout he development and is generous enough to 
accommodate large scale mature trees.

6.14.34. Open spaces should have a clear function and be considered as an integral 
part of the site layout from the inception of the design process.    

Second Response 06/07/2022

6.14.35. Thank you for consulting the landscape planning advisory service on the 
above proposal. The following comments are given with regards to landscape 
matters in line with national and local policy requirements, British Standards, and 
industry accepted good practice guidance. 

PREVIOUS LANDSCAPE ADVICE

5/2022/0267 OUTLINE – 28/04/2022

6.14.36. It was concluded that:

 The LVIA helps demonstrate that the proposed development could be 
acceptable in principle. However a more robust level of mitigation is required 
(as discussed in detail above). This should include the delivery of more 
robust tree planting along the western site boundary to create a stronger 
defensible edge to the wider landscape. It also requires an integrated 
GI/POS network and public realm that permeates throughout he development 
and is generous  enough to accommodate large scale mature trees.

 Open spaces should have a clear function and be considered as an integral 
part of the site layout from the inception of the design process.

SUBMITTED INFORMATION

6.14.37. The following submitted documents and plans have been reviewed: 

Letter, Nicholson’s Lockhart Garratt, dated 30th May 2022

Illustrative Layout – 01, thrive architects, SCOT210806 IL-01 Rev C



Landscape and Visual Impact Assessment 21-0781 Version: 4 Date: 24/05/2022

LANDSCAPE PROPOSALS 

6.14.38. In response to the previous landscape advice requesting the delivery of more 
robust tree planting along the western site boundary to create a stronger 
defensible edge to the wider landscape, the provision of some additional tree 
planting where possible (taking into account onsite constraints) along here is 
welcomed. 

6.14.39. The plans are currently illustrative, detailed planting plans will be required 
(via condition) and the approach to planting along here will be critical to maximise 
density of vegetation and effectiveness as mitigation. For example double 
staggered row hedgerows with a mix of standards and small copse groups etc.  

6.14.40. The ‘Illustrative Landscape Design Strategy’ has now been updated to show 
the peripheral and all internal planting.

6.14.41. On comparing the site previous and current site layout plans it is apparent 
that some additional tree planting has been provided where possible within the 
public realm, predominantly to the front of plots 12-29. 

6.14.42. The function of the row of garden trees to provide layered screening as a 
response to the topography of the site is understood, and they should be provided, 
however they do remain at potential risk of removal by residents in the future. It is 
noted that the mitigation is for the benefit of views from along Tippendell Road, 
this receptor is of lower sensitivity and will also benefit from mitigation along the 
western site boundary. On balance, if they were to be removed, it should not result 
in any unacceptable significant adverse effects.

6.14.43. The relocation of the play area is supported.

SUMMARY & CONCLUSION

6.14.44. Overall the submitted additional information has sought to address the 
landscape concerns at this stage.

6.14.45. One minor point that was not previously raised is the absence of any patios 
to the rear of the properties which are important for health and wellbeing, providing 
all weather access to the gardens.

6.15. HCC Minerals and Waste

6.15.1. I am writing in response to the above planning application insofar as it raises 
issues in connection with minerals or waste matters. Should the District Council be 
minded to permit this application, a number of detailed matters should be given 
careful consideration.

Minerals

6.15.2. In relation to minerals, the site falls entirely within the ‘Sand and Gravel Belt’ as 
identified in Hertfordshire County Council’s Minerals Local Plan 2002 – 2016. The 
Sand and Gravel Belt’, is a geological area that spans across the southern part of 
the county and contains the most concentrated deposits of sand and gravel 
throughout Hertfordshire. It should be noted that British Geological Survey (BGS) 
data also identifies superficial sand/gravel deposits in part of the area of the 
application site.



6.15.3. Adopted Minerals Local Plan Policy 5 (Minerals Policy 5: Mineral Sterilisation) 
encourages the opportunistic extraction of minerals for use on site prior to non-
mineral development. Opportunistic extraction refers to cases where preparation 
of the site for built development may result in the extraction of suitable material 
that could be processed and used on site as part of the development. Policy 8: 
Mineral Safeguarding, of the Proposed Submission document relates to the full 
consideration of using raised sand and gravel material on site in construction 
projects to reduce the need to import material as opportunistic use.

6.15.4. Whilst it is identified that there could be minerals present, there are unlikely to be 
significant mineral (sand and gravel) deposits within the area in question. On this 
basis, development may give rise to ‘opportunistic’ use of some limited or poorer 
quality minerals at the site that could be utilised in the development itself. 
Examination of these opportunities would be consistent with the principles of 
sustainable development. The county council, as the Minerals Planning Authority, 
would like to encourage the opportunistic use of these deposits within the 
developments, should they be found when creating the foundations/footings.

Waste

6.15.5. Government policy seeks to ensure that all planning authorities take responsibility 
for waste management. This is reflected in the County Council’s adopted waste 
planning documents. In particular, the waste planning documents seek to promote 
the sustainable management of waste in the county and encourage Districts and 
Boroughs to have regard to the potential for minimising waste generated by 
development.

6.15.6. The National Planning Policy for Waste (October 2014) sets out the following:

6.15.7. ‘When determining planning applications for non-waste development, local 
planning authorities should, to the extent appropriate to their responsibilities, 
ensure that:

• the likely impact of proposed, non- waste related development on existing waste 
management facilities, and on sites and areas allocated for waste management, is 
acceptable and does not prejudice the implementation of the waste hierarchy 
and/or the efficient operation of such facilities;

• new, non-waste development makes sufficient provision for waste management 
and promotes good design to secure the integration of waste management 
facilities with the rest of the development and, in less developed areas, with the 
local landscape. This includes providing adequate storage facilities at residential 
premises, for example by ensuring that there is sufficient and discrete provision for 
bins, to facilitate a high quality, comprehensive and frequent household collection 
service;

• the handling of waste arising from the construction and operation of development 
maximises reuse/recovery opportunities, and minimises off-site disposal.’

6.15.8. This includes encouraging re-use of unavoidable waste where possible and the 
use of recycled materials where appropriate to the construction. In particular, you 
are referred to the following policies of the adopted Hertfordshire County Council 
Waste Core Strategy and Development Management Policies Development Plan 
Document 2012 which forms part of the Development Plan. The policies that relate 
to this proposal are set out below:



• Policy 1: Strategy for the Provision for Waste Management Facilities. This is in 
regards to the penultimate paragraph of the policy;

• Policy 2: Waste Prevention and Reduction; &

• Policy 12: Sustainable Design, Construction and Demolition.

6.15.9. Waste Policy 12: Sustainable Design, Construction and Demolition requires all 
relevant construction projects to be supported by a Site Waste Management Plan 
(SWMP). This aims to reduce the amount of waste produced on site and should 
contain information including types of waste removed from the site and where that 
waste is being taken to.

6.15.10. A development of this size would require the consideration of waste which is 
generated during construction and subsequent occupation. This includes 
minimising waste generated by development during demolition, construction and 
its subsequent occupation, encouraging the re-use of unavoidable waste where 
possible and the use of recycled materials where appropriate. In addition regard 
should be given to the design of new housing development to ensure waste 
collection vehicles can gain access for the collection of household waste and 
recyclables.

6.15.11. The County Council, as Waste Planning Authority, would expect commitment 
to producing a SWMP and for the SWMP to be implemented throughout the 
duration of the project. The SWMP must be prepared prior to commencement of 
the development and submitted to the Waste Planning Authority for comments.

6.15.12. We would request the following condition be attached to any approved 
planning permission:

6.15.13. Condition: No development shall take place until a Site Waste Management 
Plan (SWMP) for the site has been submitted to and approved in writing by the 
Local Planning Authority. The SWMP should aim to reduce the amount of waste 
being produced on site and should contain information including estimated and 
acutal types and amounts of waste removed from the site and where that waste is 
being taken to. The development shall be carried out in accordance with the 
approved SWMP.

6.15.14. Reason: This is a pre-commencement condition to promote sustainable 
development and to ensure measures are in place to minimise waste generation 
and maximise the on-site and off-site reuse and recycling of waste materials, in 
accordance with Policy 12 of the Hertfordshire Waste Core Strategy and 
Development management Policies document.

6.15.15. Good practice templates for producing SWMPs can be found at:

http://www.smartwaste.co.uk/ or http://www.wrap.org.uk/category/sector/waste-
management.

6.15.16. The SWMP should be set out as early as possible so that decisions can be 
made relating to the management of waste arisings during demolition and 
construction so that building materials made from recycled and secondary sources 
can be used within the development. This will help in terms of estimating what 
types of containers/skips are required for the stages of the project and when 
segregation would be best implemented for various waste streams. It will also help 
in determining the costs of removing waste for a project. The total volumes of 



waste during enabling works (including demolition) and construction works should 
also be summarised.

6.15.17. SWMPs should be passed onto the Waste Planning Authority to collate the 
data. The county council as Waste Planning Authority would be happy to assess 
any SWMP that is submitted as part of this development either at application stage 
or as a requirement by condition, and provide comment to the District Council.

6.16. HCC Planning and Environment- no response received

6.17. HCC Spatial Planning and Economy Unit – no response received

6.18. Lead Local Flood Authority

6.18.1. The Lead Local Flood Authority responded in respect of this application on 
05/01/2023 with the following:

Dear Planning Team 

 5/2022/0267 - Land between caravan site and Watling Street, Park Street, St 
Albans 

 Hertfordshire County Council as Lead Local Flood Authority (LLFA) have 
reviewed the cases listed above and do not have significant concerns regarding 
the existing flood risk on site.  There is not obvious potential for the proposed 
development on the site to reduce existing flood risk in the surrounding area. 
These proposals would not increase the flood risk on site or off site, provided 
national and local SuDS/surface water drainage requirements are considered in 
the site design. 

As such we would recommend that the LPA requires the applicant to follow the 
standing advice, requirements and guidance available here 
https://www.hertfordshire.gov.uk/services/recycling-waste-and-
environment/water/surface-water-drainage/surface-water-drainage.aspx#. In short, 
all sites should endeavour to follow the discharge and SuDS hierarchies, should 
discharge at greenfield runoff rates and should utilise a source control approach 
as far as possible. 

If the LPA seeks further reassurance on the detail of the application, we would 
support the use of third-party consultant to review the proposals and provide case-
specific advice regarding the surface water/SuDs design to ensure that the 
development complies with national and local requirements and best practice 
standards. 

We would advise the LPA that with future discharge of condition applications 
where conditions have been provided by third-party consultants, we will need to 
utilise a flexible approach regarding their discharge. We intend to comment on the 
discharge of drainage conditions in the vast majority of cases, however resource 
constraints and the specific nature of the conditions may mean this is not possible 
in all cases. For example, we would not recommend the discharge of inappropriate 
conditions that do not meet national and local requirements.

6.18.2. Given the capacity issues currently faced by the LLFA, in this case the Council has 
engaged the services of RAB Consultants in the determination of this application. 
RAB’s initial comments on 04/08/2022 on this application were:



This technical review has been carried out by RAB on behalf of St Albans District 
Council.

The application documents as submitted are insufficient for the Local Planning 
Authority to provide a detailed response at this stage. In order to provide a detailed 
response, the following information is required:

• The approval in principle from Thames Water with regards to surface water 
discharge is set at a maximum flow of 2l/s into the public sewer located in Old 
Orchard. However, the Micro Drainage hydraulic modelling calculations submitted 
as part of the Drainage Strategy Report uses a vortex flow control on the outfall 
pipe (label 1.019 in the hydraulic model) set at 3.1l/s. The applicant should revise 
the hydraulic modelling and submit results in accordance with the Thames Water 
permissible discharge of 2l/s.

• The Micro Drainage hydraulic modelling calculations submitted as part of the 
Drainage Strategy Report includes a vortex flow control upstream of pipe label 
1.007, for control on Basin 1. However, there is no flow control chamber shown on 
Drainage Strategy Plan submitted for planning. The applicant should confirm the 
locations of all flow controls and ensure that the surface water drainage 
information submitted is consistent.

• With regards to the proposed surface water drainage outfall pipe (label 1.019 in 
the hydraulic model), the invert level at the upstream end is lower than the invert in 
the Thames Water public surface water chamber in Old Orchard (chamber number 
5152). Consequently, the outfall pipe is shown as having a backfall, which will 
likely mean Thames Water will not adopt it and as a result, if the outfall pipe is not 
adoptable then the overall development surface water drainage infrastructure may 
also not be adoptable. Furthermore, a backfall of this nature (especially on the 
outfall pipe upstream of the final flow control chamber) will have significant 
operation and maintenance implications at that location. The applicant should 
substantiate the whole-life strategy in relation to this inverted outfall pipe, which 
should include confirmation of further consultation with Thames Water on this 
issue if the intention is to have the proposed surface water drainage infrastructure 
adoptable. If not adoptable, confirm what the whole-life strategy maintenance will 
be and if Thames Water will still permit a connection into their chamber from an 
inverted pipe. This updated strategy should confirm the whole-life operation and 
maintenance of the inverted outfall pipe.

• The Environment Agency has confirmed that the site lies in a vulnerable 
groundwater area with a Source Protection Zone 2 and a principal aquifer. The 
applicant should confirm the infiltration strategy for Basin 1 and any other 
sustainable drainage features that are intended to infiltrate and that the Agency’s 
advice (‘that all risks to groundwater and surface waters from contamination need 
to be identified so that appropriate remedial action can be taken’) has been 
followed.

Consequently, we advise that there is insufficient information to provide a detailed 
assessment of the proposals at this time. In order to satisfy the requirements of 
the Local Planning Authority, we advise that the applicant should ensure that the 
details above are submitted.

6.18.3. RAB’s second response on this application, further to the receipt of additional 
information, was received on 08/12/2022, and set out the following:



This technical review has been carried out by RAB on behalf of St Albans District 
Council.

The proposed development would be considered acceptable to St Albans District 
Council as the Local Planning Authority if the following planning condition is 
attached to any permission granted.

1. No development shall be commenced until details of the surface water drainage 
scheme, based on sustainable drainage principles together with a programme of 
implementation and maintenance for the lifetime of the development, have been 
submitted to and approved in writing by the Local Planning Authority, which must 
include the following:

a. A fully detailed surface water drainage scheme has been submitted. The 
scheme shall include the utilisation of contemporary and appropriate sustainable 
drainage (SuDS) techniques, with reference to the ‘Watling Street, Park Street 
Drainage Strategy’ by Hydrock and dated 13th October 2022.

b. Accompanying hydraulic modelling calculations for the entire surface water 
drainage scheme should be submitted and approved. These detailed calculations 
should demonstrate that both the site and surrounding area will not flood from 
surface water as a result of the development for a full range of return periods and 
durations for summer and winter storm events, up to the 1 in 100 year return 
period event including the correct allowance for climate change.

c. The maximum permissible flow controlled discharge rate shall no more than 2l/s 
for all events up to and including the 1 in 100 year return period event plus the 
correct allowance for climate change, as currently agreed in principle with Thames 
Water. This ‘in principle’ discharge agreement must be formally confirmed in 
writing with Thames Water and submitted in support of this condition, which shall 
also include full details of the point of connection, including cover and invert 
level(s).

d. Submission of final detailed drainage layout plan(s) including the location and 
provided volumes of all storage and sustainable drainage (SuDS) features, pipe 
runs, invert levels and discharge points. If there are areas to be designated for 
informal flooding these should also be shown on a detailed site plan. The volume, 
size, inlet and outlet features, long-sections and cross sections of the proposed 
storage and SuDS features should also be provided.

e. The surface water drainage plan(s) should include hydraulic modelling pipe 
label numbers that correspond with the hydraulic modelling calculations submitted, 
to allow for accurate cross-checking and review.

f. If any infiltration drainage is proposed on the final drainage layout, this should be 
supported with appropriate infiltration testing carried out to the BRE Digest 365 
Soakaway Design standard. This would also require confirmation of groundwater 
levels to demonstrate that the invert level of any soakaways or unlined attenuation 
features can be located a minimum of 1m above maximum groundwater levels.

g. A detailed assessment of the proposed SuDS treatment train and water quality 
management stages, for all surface water runoff from the entire development site. 
The inclusion of suitable proprietary surface water treatment devices on the 
proposed drainage infrastructure as part of the treatment train is acceptable.



h. The provision of a detailed plan showing the management of exceedance flow 
paths for surface water for events greater than the 1 in 100 year return period plus 
climate change event.

i. A construction management plan to address all surface water runoff and any 
flooding issues during the construction stage is submitted and approved.

j. If access or works to third party land is required, confirmation that an agreement 
has been made with the necessary landowners/consenting authorities to cross 
third party land and/or make a connection to a proposed sewer chamber location.

k. A detailed management and maintenance plan for the lifetime of the 
development has been submitted and approved, which shall include the 
arrangements for adoption by an appropriate public body or water company, 
management company or maintenance by a Residents’ Management Company 
and/or any other arrangements to secure the operation and maintenance to an 
approved standard and working condition throughout the lifetime of the 
development.

Reason: To ensure that the development is served by a satisfactory system of 
sustainable surface water drainage and that the approved system is retained, 
managed and maintained throughout the lifetime of the development. In 
compliance with Policy 84 of the St Albans District Local Plan Review 1994, the 
National Planning Policy Framework 2021 and the Technical Guidance to the 
National Planning Policy Framework.

6.19. HCC Water Officer

6.19.1. This will require a condition for the provision and installation of fire hydrants, at no 
cost to the County, or F&RS.

6.19.2. This is to ensure all proposed dwellings have sufficient and adequate water 
supplies available for use by the F&RS in the event of emergency

6.20. HSE Hazardous Substance Consent

6.20.1. HSE is a statutory consultee for certain developments within the consultation 
distance (CD) of major hazard sites and major accident hazard pipelines, and has 
provided planning authorities with access to HSEs Planning Advice WebApp 
https://pa.hsl.gov.uk. 

6.20.2. I should therefore be grateful if you would arrange for HSEs Planning Advice 
WebApp to be used to consult HSE for advice on this application, which lies within 
very close proximity to the CD of Pipeline 7533 – Cadent Gas Ltd (Park Street/Link 
Road). 

6.20.3. Should you or your colleagues need any additional help in using the new WebApp 
to obtain HSE's advice on a proposed development, a central support service is 
available at lupenquiries@hse.gov.uk or by telephoning on 0203 028 3708. 

6.20.4. NB - On 1 August 2021 HSE became a statutory consultee with regard to building 
safety (in particular to fire safety aspects) for planning applications that involve a 
relevant building. 

6.20.5. A relevant building is defined in the planning guidance at gov.uk as:   

6.20.6. - containing two or more dwellings or educational accommodation and 



6.20.7. - meeting the height condition of 18m or more in height, or 7 or more storeys 

6.20.8. There is further information on compliance with the Building Safety Bill at 
https://www.gov.uk/guidance/fire-safety-and-high-rise-residential-buildings-from-1-
august-2021. 

6.20.9. HSE’s team can be contacted by email via PlanningGatewayOne@hse.gov.uk.

N.B. The Local Planning Authority used the web app tool noted above, and 
retrieved the following response:

The proposed development site which you have identified does not currently lie 
within the consultation distance (CD) of a major hazard site or major accident 
hazard pipeline; therefore at present HSE does not need to be consulted on any 
developments on this site. However, should there be a delay submitting a planning 
application for the proposed development on this site, you may wish to approach 
HSE again to ensure that there have been no changes to CDs in this area in the 
intervening period.

6.21. Community Services

6.21.1. Community Services forwarded the following response from the Parish Council:

“We had pre-empted your request so agreed at a committee meeting to submit the 
following 

Play Areas: Park Street Recreation Ground 

Parks & Open Spaces: Park Street Recreation Ground 

Leisure & Cultural Centre: Park Street Pavilion”

6.22. Environmental Compliance

6.22.1. Advises that any permission which the Planning Authority may give shall include 
the following conditions. Informatives also recommended:

6.22.2. Noise issues:

6.22.3. 1. BS8233:2014 - Noise impact assessment

Condition:

Before the use commences a noise assessment should be carried out in 
accordance with BS8233: 2014 Guidance on sound insulation and noise reduction 
for buildings to establish the potential impact of noise from [road traffic, aircraft, 
railways, industry, construction, wind farms] on the proposed development.

Sound insulation measures shall be incorporated into the design of the proposed 
development so that the indoor ambient noise criteria described in BS8233:2014 
are achieved within all habitable rooms.

In general, for steady external noise sources, it is desirable that the internal 
ambient noise level does not exceed the guideline values in the table below:



The levels shown in the above table are based on the existing guidelines issued 
by the World Health Organisation. 

The LAmax,f for night time noise in bedrooms should be below 45dBA; this is not 
included in the 2014 standard but note 4 allows an LAmax,f to be set. 45dBA and 
over is recognised by the World Health Organisation to be noise that is likely to 
cause disturbance to sleep. 

Reason:

To protect the amenities of adjoining development. To comply with Policy 70 of the 
St. Albans District Local Plan Review 1994.

6.22.4. 2. Noise Monitoring Post Construction - Residential Dwellings

Condition:

The units hereby approved shall not be occupied unless details of the levels of 
noise and vibration in each of the flats’ living rooms and bedrooms and within the 
external amenity space (post completion of the building works) have been 
submitted to and approved in writing by the Local Planning Authority in the form of 
an acoustic report demonstrating that “reasonable” resting levels of noise 
attenuation have been achieved in accordance with standards set out within 
BS8233: 2014 Guidance on sound insulation and noise reduction for buildings.

If “reasonable” noise levels have not been achieved, the report will details what 
additional measures will be undertaken to ensure that they are achieved. These 
additional measures shall be implemented prior to the occupation of the building in 
accordance with details so approved.

Reason:

To ensure that adequate precautions are implemented to avoid noise nuisance, in 
accordance with Policies 82 and 83 of the St. Albans District Local Plan Review 
1994.

6.22.5. 7. Hours of Opening

Condition:

The use hereby permitted shall not be open to customers outside the following 
times: 

Odour control:

6.22.6. INFORMATIVES



6.22.7. Hours of Demolition/Construction Works

No demolition or construction works relating to this permission should be carried 
out on any Sunday or Bank Holiday nor before 07.30 hours or after 18.00 hours on 
any days nor on any Saturday before 08.00 hours or after 13.00 hours.

The attention of the applicant is drawn to the Control of Pollution Act 1974 relating 
to the control of noise on construction and demolition sites.

6.22.8. Noise Insulation - Conversion

The attention of the applicant is drawn to The Building Regulations 2010, 
Approved Document E ‘Resistance to the passage of sound’, Section 0: 
Performance.

6.22.9. Internal ambient noise levels for dwellings

The levels shown in the above table are based on the existing guidelines issued 
by the World Health Organisation. 

The LAmax,f for night time noise in bedrooms should be below 45dBA; this is not 
included in the 2014 standard but note 4 allows an LAmax,f to be set. 45dBA and 
over is recognised by the World Health Organisation to be noise that is likely to 
cause disturbance to sleep. 

6.22.10. Dust

Dust from operations on the site should be minimised by spraying water or by 
carrying out other such works necessary to contain/suppress dust. Visual 
monitoring of dust should be carried out continuously and Best Practical Means 
(BPM) should be employed at all times.  

6.22.11. The applicant is advised to consider the document entitled ‘The control of 
dust and emissions from construction and demolition - Best Practice Guidance’, 
produced in partnership by the Greater London Authority and London Councils.

6.22.12. Bonfires

Waste materials generated as a result of the proposed demolition and/or 
construction operations shall be disposed of following the proper duty of care and 
should not be burnt on the site. All such refuse should be disposed of by suitable 
alternative methods. Only where there are no suitable alternative methods such as 
the burning of infested woods should burning be permitted.

6.22.13. Lighting details

Details of any external lighting proposed in connection with the development 
should be submitted to and approved by the Local Planning Authority prior to the 
commencement of development.



6.22.14. Contaminated Land

Where a site is affected by contamination, responsibility for securing a safe 
development rests with the developer and/or landowner.

6.22.15. Informative for the Redevelopment of Agricultural Land and Buildings

An acceptable Desktop study would comprise a fully detailed statement of the 
previous uses and current activities on site by the landowner or operator at the 
time that potentially contaminative activities took place. The Desktop study must 
include a site walkover documented with photographs. 

This should include consideration of excessive use or spills of the following 
materials; pesticides, herbicides, fungicides, bactericides, sewage sludge, farm 
waste disposal, asbestos disposal and hydrocarbons from farm machinery. 
Additionally, the study should also consider drainage, surface materials, ground 
conditions and obvious signs of contamination.  

It should be noted that an internet search report or land condition report is not, in 
isolation, sufficient information to discharge the requirement for a Desktop study 
involving agricultural land. 

Please be aware that full contaminated land conditions (attached) are being 
recommended at this stage because no information relating to potential 
contamination has been submitted to date.  In this case it is possible that once the 
first condition, relating to the Desktop study, has been completed we will more 
than likely be able to recommend discharge of all remaining conditions. Unless of 
course it is found that it is likely or possible that significant contamination exists on 
the site. 

6.22.16. Asbestos

Prior to works commencing it is recommended that the applicant carry out a 
survey to identify the presence of any asbestos containing materials on the site, 
either bonded with cement or unbonded. If asbestos cement products are found 
they should be dismantled carefully, using water to dampen down, and removed 
from site. If unbonded asbestos is found the Health and Safety Executive at 
Woodlands, Manton Lane, Manton Lane Industrial Estate, Bedford, MK41 7LW 
should be contacted and the asbestos should be removed by a licensed 
contractor.

6.22.17. SUGGESTED MINIMUM CONDITIONS FOR A3 EXTRACTION AND 
FILTRATION SYSTEMS

1.1. INTRODUCTION

The type of filter, fan and ductwork all depend on the nature of the food to be 
cooked.

2.2. FILTERS

It is the grease content of the food that influences the type of filter that needs to be 
installed. Most premises, for example, European, Chinese or Indian restaurants, 
all give rise to cooking odours. Most of these can be controlled by the installation 
of either carbon filters, masking agents, electrostatic precipitation or a high flue.



Carbon filters - These are also known as biological filters and work as the flue 
gases are neutralised as they pass over activated carbon. In order for carbon 
filters to be effective the flue gases must be free from grease and below 400c. It is 
therefore necessary for the flue gases to pass through prefilters in order to take 
out grease particles and allow the flue gas temperature to drop. The carbon filters 
have to be replaced periodically and prefilters have to be changed very regularly. 
The length of time between changes depends on the amount of use, however, 
once monthly for prefilters and every 8-12 months for carbon filters would seem 
reasonable.

Masking Agents - This process involves the injection of a chemical masking agent 
into the ducting as the flue gases pass by. Essentially, as the name suggests, the 
cooking odour is neutralised by the chemical. This method is not successful on its 
own when the flue gases are primarily smoke or greased based. The masking 
agent needs to be topped up every four weeks.

Electrostatic Precipitation - This is the best method for neutralising odours 
associated with cooking processes that involve smoke or grease, e.g., fish and 
chip shops. It is most effective when combined with a masking agent as described 
above. Essentially, particles become electrically charged and become attached to 
a metal plate as they pass through the unit. Unlike carbon filters and prefilters 
there unit does not become less effective over time provided that the metal plates 
are cleaned regularly.

Height of Flue - The presence of a canopy and a flue high enough to discharge 
odours away from neighbouring premises may be sufficient to prevent odour 
nuisance to neighbouring properties. This method should be treated with caution 
however, as weather conditions can cause flue gases to be blown back down to 
ground level. If a premises is relatively isolated, there are no tall buildings, hills or 
other obstructions close by, than the installation of a flue may be sufficient. In 
cases where an alternative method is to be employed, e.g. carbon filters; it is still 
worthwhile having the flue termination one metre above the eaves level of the 
nearest highest building.

3.3. FANS

For both carbon filters and electrostatic precipitators (ESP), the fan should be 
installed after the unit. The fan should have sufficient power to draw air through 
the units. There will be a degree of resistance associated with the ESP and the fan 
will have to be powerful enough to overcome this. With the carbon filter, there 
needs to be sufficient contact time between the filter and the flue gases and the 
fan should be selected to allow this.

4.4. DUCTWORK

The internal surface of ductwork should be smooth so that grease cannot build up. 
The presence of grease in ducting is not only a fire risk, but increases resistance 
and thus the velocity of flue gases. There should not be any sharp bends in the 
ducting as this will also reduce the velocity of gases. An ideal efflux velocity is 15 
metres per second.

6.23. NHS GP Premises / NHS Herts Valley Clinical Commissioning Group

6.23.1. Herts Valley Clinical Commissioning Group has considered this planning 
application. Should this development of 95 dwellings go ahead, based on an 



average occupancy of 2.4 occupants per dwelling, it will create circa 228 new 
patient registrations.

6.23.2. Despite premises constraints GP Practices are not allowed to close their lists to 
new registrations without consultation with, and permission from, the Herts Valley 
Clinical Commissioning Group. We expect applications for closed lists to increase 
as new developments in the area go live. Even when surgeries are significantly 
constrained Herts Valley CCG and NHS England would not wish an individual 
patient to be denied access to their nearest GP surgery. It is therefore important 
that new housing contributes financially towards healthcare infrastructure. Patient 
lists are only closed in exceptional circumstances.

6.23.3. When new dwellings and registrations are planned the preferred option is to find a 
way to absorb those significant demands upon surgeries by providing additional 
resources, e.g. by re-configuring, extending or relocating the premises to provide 
sufficient space to increase resources and clinical services and thus keep the 
patient lists open. Developers’ contributions under these circumstances is 
considered fair, reasonable and necessary.

6.23.4. Patients are at liberty to choose which GP practice to register with providing they 
live within the practice boundary and the CCG nor NHS England can prescribe 
which surgery patients should attend. However, the majority of patients choose to 
register with the surgery closest and/or most easily accessible to their home for 
the following reasons; quickest journey, non-car dependent (public transport or 
walking distance), parking provision if a car journey is necessary, easy access 
during surgery hours, especially for families with young children and for older 
adults.

6.23.5. For several years, Herts Valley CCG, in accordance with national direction, has 
commissioned a number of additional services from general practice. This aspect 
of the general practice work is now due to increase substantially. Namely, the NHS 
Long Term Plan set out a requirement for practices to form Primary Care Networks 
(PCNs) effective from 1 July 2019. NHS England agreed an Enhanced Service to 
support the formation of PCNs, additional workforce and service delivery models 
for the ensuing 5 years.

6.23.6. In Herts Valley CCG there are 17 PCNs across the 4 localities; each covering a 
population of between circa 27,000 and 68,000 patients. These PCNs are 
expected to deliver services at scale for its registered population whilst working 
collaboratively with acute, community, voluntary and social care services in order 
to ensure an integrated approach to patient care. The PCN that covers St Albans 
and under which this development falls has a combined patient registration list of 
141,130 and growing.

6.23.7. For the above reasons a S.106 contribution is requested to make this scheme 
favourable to NHS England and Herts Valley Clinical Commissioning Group.

6.23.8. Please note that our calculations below are based purely on the impact of this 
development, based on the number of dwellings proposed and does not take into 
account other development proposals in the area.

6.23.9. Below is the calculation of the contribution sought based on the number of 
dwellings proposed, for GMS GP provision:



228 new patient registrations/2000 = 0.114 of a GP *GP based on ratio of 2,000 
patients per 1 GP and 199m2 as set out in the NHS England “Premises Principles 
of Best Practice Part 1 Procurement & Development”

0.114 x 199 m2 = 22.686 m2 of additional space required

22.686 m2 x £5,410* per m2 = £122,731.26 (*Build cost; includes fit out and fees)

£122,731.26 / 95 dwellings = £1,291.91 per dwelling (rounded up to £1,292 per 
dwelling)

Total GMS monies requested: 95 dwellings x £1,292.00 = £122,740.00

6.23.10. This may involve expansion, reconfiguration and digitisation of patient 
records. All of these and possibly other options are with a view to increasing 
clinical space and increasing the level of patient access in line with what will be 
needed.

6.23.11. To achieve this S106 monies are required as being ultimately the only source 
of funding. A trigger point of on occupancy of the 25th and 50th dwelling is 
requested. An advantage to an extension for example in reflecting on the 
operational impact of the pandemic is that in line with the direction of travel, areas 
need to be identified that can be isolated from the main practice area for obvious 
reasons.

6.23.12. NHS England and the Herts Valley Clinical Commissioning Group reserve 
the right to apply for S106 money retrospectively and the right to amend and 
request that this be reflected in any S106 agreement.

6.23.13. As well as the importance of a S.106 contribution for GMS, it is also vital to 
consider the impact of developments and additional residents on community and 
mental healthcare as occupiers of the development will access a variety of 
healthcare. Based on recent cost impact forecasting calculations, the potential 
cost impact of these developments going ahead on community and mental 
healthcare would be as follows:

6.23.14. The CCG is keen to continue to work with St Albans City & District Council 
as well as the developer to ensure that patients access to healthcare isn’t 
compromised by this development, or indeed, other developments.

6.23.15. In terms of identifying a project in full at this stage the following points must 
be considered:

• All projects are subject to Full Business Case approval by the CCG and NHS 
England.

• A commercial arrangement has to be agreed between the landowner, developer 
and end user based on a compliant design specification and demonstrate value for 
money.

• All planning applications and responses are in the public domain; identifying a 
project before any design work starts and funding is discussed, agreed and 
secured may raise public expectation and indicate a promise of improvements and 
increased capacity, which are subject to both above points. Securing developers 
contributions to all aspects of healthcare is vital.



• A project identified and costed in response to the planning application may not 
meet the objectives of the current strategies or could have significantly increased 
in cost, especially if there has been any significant time lapse from the date of the 
response to the date of implementation of the planning consent.

6.23.16. At the time of responding to planning applications it is unclear when the 
development may be delivered, even if the site is listed in the Local plan and 
features on the housing trajectory for the local authority or indeed if permission will 
be granted. But should this development, as with any other, materialise, it will have 
an impact on healthcare provision in the area and must be mitigated by legally 
securing developers contributions.

6.23.17. Subject to certainty that healthcare will be the beneficiary of the 
aforementioned Section 106 contributions in relation to this development. Herts 
Valley does not raise an objection to the proposed development.

Further Response 03/01/2023

6.23.18. Our response doesn’t change as the number of Dwellings haven’t changed.

6.24. Herts and Middlesex Wildlife Trust

First Response 15/03/2022

6.24.1. The full NE biodiversity metric in its original form must be supplied to enable 
verification. A summary is not acceptible. 

6.24.2. Once this has been supplied and approved the following condition should be 
applied to translate the outputs of the ecological report and the metric assessment 
into the development.

6.24.3. Condition 

'Development shall not commence until a landscape and ecological management 
plan (LEMP) has been submitted to, and approved in writing by, the local planning 
authority. The content of the LEMP shall ensure the delivery of the agreed number 
of habitat units as a minimum (13.04) to achieve the stated net gain in biodiversity 
and include the following. 

a) Description and evaluation of features to be managed. 

b) Aims and objectives of management. 

c) Appropriate management options for achieving target condition for habitats as 
described in the approved metric. 

d) Prescriptions for management actions, only definitive measures are acceptible. 

e) Preparation of a 30 year work schedule, in a series of 5 year plans, with outputs 
clearly marked on plans. 

f) Details of the body or organisation responsible for implementation of the plan. 

g) Ongoing monitoring plan and remedial measures to ensure habitat condition 
targets are met. 

h) Details of species selected to achieve target habitat conditions as identified in 
approved metric, definitively stated and marked on plans. 



i) Details (make, model and location) of 30 integrated bat boxes and 40 integrated 
swift boxes to be included in the proposal 

j) Details of hedgehog highways between the gardens of the development, clearly 
marked on plans 

The LEMP shall also include details of the legal and funding mechanism(s) by 
which the long-term implementation of the plan will be secured by the developer 
with the management body(ies) responsible for its delivery. 

The plan shall also set out (where the results from monitoring show that 
conservation aims and objectives of the LEMP are not being met) how 
contingencies and/or remedial action will be identified, agreed and implemented so 
that the development still delivers the fully functioning biodiversity objectives of the 
originally approved scheme. 

Reason: To ensure a measurable net gain to biodiversity and to conserve and 
enhance biodiversity, in accordance with NPPF. 

6.24.4. If you wish to discuss any of the above please get in touch. 

Second Response 08/12/2022

6.24.5. The biodiversity metric that has been supplied is acceptible. The following 
condition should be applied to secure its outputs. 

Condition 

6.24.6. 'Development shall not commence until a landscape and ecological management 
plan (LEMP) has been submitted to, and approved in writing by, the local planning 
authority. The content of the LEMP shall ensure the delivery of the agreed number 
of habitat units as a minimum (11.35) to achieve the stated net gain in biodiversity 
and include the following. 

a) Description and evaluation of habitat parcels to be managed, cross referenced 
to individual lines in the metric. 

b) Maps of all habitat parcels, cross referenced to corresponding lines in the 
metric. 

c) Appropriate management options for achieving target condition for habitats as 
described in the approved metric. 

d) Preparation of a 30 year work schedule, in a series of 5 year plans, with outputs 
clearly marked on plans. 

e) Details of the body or organisation responsible for implementation of the plan. 

f) Details of species selected to achieve target habitat conditions as identified in 
approved metric, definitively stated and marked on plans. 

g) Ongoing monitoring plan and remedial measures to ensure habitat condition 
targets are met. 

h) Reporting plan and schedule for informing LPA of condition of habitat parcels 
for 30 years. 



i) Details (make, model and location) of 30 integrated bat boxes and 40 integrated 
swift boxes to be included in the proposal 

j) Details of hedgehog highways between the gardens of the development, clearly 
marked on plans 

The LEMP shall also include details of the legal and funding mechanism(s) by 
which the long-term implementation of the plan will be secured by the developer 
with the management body(ies) responsible for its delivery. 

The plan shall also set out (where the results from monitoring show that 
conservation aims and objectives of the LEMP are not being met) how 
contingencies and/or remedial action will be identified, agreed and implemented so 
that the development still delivers the fully functioning biodiversity objectives of the 
originally approved scheme. 

Reason: To ensure a measurable net gain to biodiversity and to conserve and 
enhance biodiversity, in accordance with NPPF.

6.25. Hertfordshire Fire and Rescue Service (see comments under ‘HCC Water Officer’)

6.26. Housing

6.26.1. First Response 31/03/2022:

With regards to the above planning application, the Strategic Housing department 
supports the provision of a policy compliant 40% amount of affordable housing in 
the district. 

I await further details as to the proposed tenure split, however the preference 
would be that the larger accommodation, specifically the 3 and 4-bedroom houses 
are provided for rent.  Not only does this reflet housing need in the district but it 
also ensures that the smaller properties are available for intermediate housing and 
are more affordable and suitable for first time home owners.  

The mix should be 2:1 rental to intermediate housing.

The Housing Department would want affordable housing to be secured through a 
Section 106 agreement and delivered via a Registered Provider.  Any properties 
that are being made available for general need rental should be subject to a 
nominations agreement with the Council.

Second Response 10/06/2022

6.26.2. With regards to the above planning application, the Strategic Housing department 
supports the provision of a policy compliant 40% amount of affordable housing in 
the district. 

6.26.3. The housing mix detailed in Appendix I broadly reflects local need in the district 
however I await further details as to the proposed tenure split. The preference 
would be that the larger accommodation, specifically the 3 and 4-bedroom houses 
are provided for rent.  Not only does this reflect housing need in the district but it 
also ensures that the smaller properties are available for intermediate housing and 
are more affordable and suitable for first time home owners.  

6.26.4. The mix should be 2:1 rental to intermediate housing.



6.26.5. The Housing Department would want affordable housing to be secured through a 
Section 106 agreement and delivered via a Registered Provider.  Any properties 
that are being made available for general need rental should be subject to a 
nominations agreement with the Council.

Third Response 29/11/2022

6.26.6. In response to the further information provided, I await further details as to the 
proposed tenure split of the affordable housing provision.

6.27. Legal – no response received 

6.28. Natural England

First Response 09/03/2022

6.28.1. Natural England has no comments to make on this outline application.   

6.28.2. Natural England has not assessed this application for impacts on protected 
species.  Natural England has published Standing Advice which you can use to 
assess impacts on protected species or you may wish to consult your own ecology 
services for advice. 

6.28.3. Natural England and the Forestry Commission have also published standing 
advice on ancient woodland, ancient and veteran trees which you can use to 
assess any impacts on ancient woodland or trees. 

6.28.4. The lack of comment from Natural England does not imply that there are no 
impacts on the natural environment, but only that the application is not likely to 
result in significant impacts on statutory designated nature conservation sites or 
landscapes.  It is for the local planning authority to determine whether or not this 
application is consistent with national and local policies on the natural 
environment.  Other bodies and individuals may be able to provide information and 
advice on the environmental value of this site and the impacts of the proposal to 
assist the decision making process. We advise local planning authorities to obtain 
specialist ecological or other environmental advice when determining the 
environmental impacts of development. 

6.28.5. We recommend referring to our Site of Special Scientific Interest Impact Risk 
Zones (available on Magic and as a downloadable dataset) prior to consultation 
with Natural England. Further guidance on when to consult Natural England on 
planning and development proposals is available on gov.uk at 
https://www.gov.uk/guidance/local-planning-authorities-get-environmental-advice 

Second Response 16/06/2022

6.28.6. Natural England has previously commented on this proposal and made comments 
to the authority in our letter dated 09 March 2022 NE reference number 385205. 

6.28.7. The advice provided in our previous response applies equally to this amendment 
although we made no objection to the original proposal. 

6.28.8. The proposed amendments to the original application are unlikely to have 
significantly different impacts on the natural environment than the original 
proposal.  



6.28.9. Should the proposal be amended in a way which significantly affects its impact on 
the natural environment then, in accordance with Section 4 of the Natural 
Environment and Rural Communities Act 2006, Natural England should be 
consulted again.  Before sending us the amended consultation, please assess 
whether the changes proposed will materially affect any of the advice we have 
previously offered.  If they are unlikely to do so, please do not re-consult us. 

6.29. Parking – no response received 

6.30. Planning Enforcement

6.30.1. We have no comments at this stage

6.31. Spatial Planning

Initial Response 04/07/2022

6.31.1. Recommendation – Neutral

ADVICE/ COMMENTS

6.31.2. The following advice and comments relate to principle of development, very 
special circumstances, and housing land supply/ proposed housing mix. It also 
provides update on relevant case law and appeal decisions.

Principle of Development

Relevant Policy

6.31.3. The proposed development would be located in the Metropolitan Green Belt.

6.31.4. Local Plan (Saved 2009) Policy 1 ‘Metropolitan Green Belt’ states:

“Within the Green Belt, except for development in Green Belt settlements referred 
to in Policy 2 or in very special circumstances, permission will not be given for 
development for purposes other than that required for:

a) mineral extraction;

b) agriculture;

c) small scale facilities for participatory sport and recreation;

d) other uses appropriate to a rural area;

e) conversion of existing buildings to appropriate new uses, where this can be 
achieved without substantial rebuilding works or harm to the character and 
appearance of the countryside.

New development within the Green Belt shall integrate with the existing landscape. 
Siting, design and external appearance are particularly important and additional 
landscaping will normally be required. Significant harm to the ecological value of 
the countryside must be avoided.”

6.31.5. NPPF states:

“147. Inappropriate development is, by definition, harmful to the Green Belt and 
should not be approved except in very special circumstances.



148. When considering any planning application, local planning authorities should 
ensure that substantial weight is given to any harm to the Green Belt. ‘Very special 
circumstances’ will not exist unless the potential harm to the Green Belt by reason 
of inappropriateness, and any other harm resulting from the proposal, is clearly 
outweighed by other considerations.”

6.31.6. PPG Paragraph: 001 Reference ID: 64-001-20190722:

“What factors can be taken into account when considering the potential impact of 
development on the openness of the Green Belt?

Assessing the impact of a proposal on the openness of the Green Belt, where it is 
relevant to do so, requires a judgment based on the circumstances of the case. By 
way of example, the courts have identified a number of matters which may need to 
be taken into account in making this assessment. These include, but are not 
limited to:

 openness is capable of having both spatial and visual aspects – in other words, 
the visual impact of the proposal may be relevant, as could its volume;

 the duration of the development, and its remediability – taking into account any 
provisions to return land to its original state or to an equivalent (or improved) state 
of openness; and

 the degree of activity likely to be generated, such as traffic generation”

Evidence Base and previous Local Plan work

SKM Green Belt Review

6.31.7. The SKM Green Belt Review comprises:

 Part 1: Green Belt Review Purposes Assessment (Prepared for Dacorum 
Borough Council, St Albans City and District Council and Welwyn Hatfield Borough 
Council) –2013

 Part 2: Green Belt Review Sites & Boundaries Study – Prepared for St Albans 
City and District Council only – February 2014

Part 1: Green Belt Review Purposes Assessment (Prepared for Dacorum Borough 
Council, St Albans City and District Council and Welwyn Hatfield Borough Council) 
– November 2013

6.31.8. The site is identified as part of GB28 in the Green Belt Review.

GB 28:

“Significant contribution towards maintaining the existing settlement pattern 
(providing gaps between St Albans and Park Street / Frogmore and How Wood). 
Partial contribution towards preventing merging and safeguarding the countryside. 
Overall the parcel contributes significantly to 1 of the 5 purposes.”

6.31.9. The assessment set out next steps for GB28:

“Land north of How Wood is recommended for further assessment as a small 
scale sub-area (SA-SS6). The subarea is enclosed by Tippendell Lane to north 
and settlement edge to south, east and west. Assessed in isolation this very small 
area of makes a limited or no contribution towards checking sprawl, preventing 



merging, safeguarding the countryside, preserving setting or maintaining local 
gaps.”

6.31.10. The assessment of purposes is set out in Annex 1 of the Review. The extract 
of this assessment is provided at Appendix 1 of this report.

Strategic Housing Land Availability Assessment

6.31.11. The site was identified in the SHLAA 2016 (references 46) and SHLAA 2018 
(also reference 46) as a subset of OS-624.

6.31.12. SHLAA 2018 Strategic Site Selection Evaluation Outcomes - Appendix 1 - 
Schedule of strategic sites, asses Land West of Park Street PS -624 (combines 
14, 46, 255, 543, 560 and 587) and does not find it suitable.

SHLAA 2009 Comments

“The site is part of the Upper Colne Valley, where leisure uses compatible with the 
nature conservation and ecological interest of the area are promoted.

Development would affect land that is presently rural rather than urban in nature, 
would cause demonstrable harm to the character and amenity of adjoining land, 
would be visually intrusive and result in encroachment into surrounding open 
countryside. Development would also result in increased coalescence between 
How Wood and St Albans and could prevent the land from making a positive 
contribution to the Watling Chase Community Forest.”

Strategic Site Selection Evaluation Outcomes – 2018

6.31.13. The site was considered through the Strategic Site Selection Evaluation 
Outcome on page 87. Below sets out the evaluation:

‘An independent Green Belt Review was carried out in 2013. The site falls in 
parcel GB28. The Review concludes

“The overall contribution of GB28 towards Green Belt purposes is:

• To check the unrestricted sprawl of large built-up areas – limited or no

• To prevent neighbouring towns from merging – partial

• To assist in safeguarding the countryside from encroachment – partial

• To preserve the setting and special character of historic towns – limited or no

• To maintain existing settlement pattern – significant”

“The parcel does not fully separate neighbouring 1st tier settlements however it 
contributes (with GB26, 27, 29 &) to the strategic gap between St Albans and 
Watford (Abbots Langley) to the south of the study area. This gap is 4.8km and 
contains the settlements of Chiswell Green, How Wood, Bricket Wood, Park Street 
/ Frogmore and Radlett Road. Therefore any reduction in the gap would have a 
limited impact on the overall separation of 1st tier settlements in physical or visual 
terms but would have a significant impact on the separation between 1st and 2nd 
tier settlements and local levels of visual openness.”

“The parcel displays some typical rural and countryside characteristics to the north 
in a mixture of arable fields bound by hedgerows and occasional hedgerow trees 



interspersed with some small blocks of woodland, whereas to the south pasture 
fields are enclosed with fencing. In spite of this, urban influences are strong 
through the proximity of settlement edges and A414 and A405 which run through 
the parcel. These are concealed by the general landscape and tree / hedgerow 
cover in some areas but are audibly intrusive. Settlement boundaries enclose the 
majority of the parcel reinforcing urban fringe characteristics. Levels of visual 
openness are variable and generally contained.”

“The parcel provides primary local gaps between St Albans and Park Street / 
Frogmore (2nd) and How Wood (2nd). Gaps are 0.4km and 1.1km respectively. 
Both gaps are narrow, especially to Park Street / Frogmore. In spite of containing 
the A414/A405 these major roads are well integrated into the landscape and are 
concealed to provide a limited perception of the gap or settlements from the 
routes. The gaps are well-maintained and any reduction would be likely to 
compromise the separation of settlements in physical and visual terms, and overall 
visual openness.”

In reviewing the boundary for this site and the reasonably likely form and layout of 
development it is considered that the overall rating is red. There is no reason to 
take a different view from that set out in the Green Belt Review 2013.

RED

Call for Sites - 2021

6.31.14. The site was submitted via the Call for Sites process which ran from January 
to March 2021. It is identified as site STS-64-21 in the HELAA and the site is 
considered to be potentially suitable subject to absolute and non-absolute 
constraints being reasonably mitigated. It should be noted that the HELAA process 
has not taken into account Green Belt constraints.

Housing

6.31.15. The proposed development is for up to 95 dwellings.

Housing Land Supply

6.31.16. SADC currently has a housing land supply of 2.2 years from a base date 1 
April 2021. It is acknowledged that 2.2 years is substantially below the required 5 
years.

Housing and Affordable Housing Need

6.31.17. GL Hearn South West Herts – Local Housing Need Assessment (LHNA) 
(September 2020). The following table on page 141 of the LHNA sets out the 
required need for different sized homes.



6.31.18. The proposal is for 40% affordable units and sets out a mix of 11% 1-bed, 
31% 2-bed, 59% 3 and 4 bed units.



Self-Build

6.31.19. The proposal includes 5% self-build plots. The LHNA states that as at 1st 
January 2020 there were 450 registered on part 1 of the self and custom build 
register (see LHNA para 8.9). As at 30th October 2021 the figure was 658. The 
PPG states that LPAs should use the demand data from the register in their area 
to understand and consider future need for custom and self-build housing in the 
area1. Therefore the current data demonstrates that there is demand for self-build 
in the district which this proposal would assist in meeting.

6.31.20. The 2021 Authority Monitoring Report shows a total of 92 applications for 
self-build / custom build have been approved.

Housing Summary

6.31.21. It is clear that there is no 5 year land supply and that substantial weight 
should be given to the delivery of housing. It also clear that there is a need for 
affordable housing and self-build plots and substantial weight, should be given to 
delivery of affordable housing and self-build plots.

Other Relevant Case Law

6.31.22. A review of case law has been undertaken, including recent appeals, in the 
district, related to Very Special Circumstances. These are in Appendix 2.

Overall Conclusion

6.31.23. It is considered clear that a number of significant harms and significant 
benefits would result from this proposed development. A recent appeal decision in 
the District allowing permission for residential development in the Green Belt is 
also significant. The SKM Green Belt Review considered that overall parcel GB 28 
does significantly contribute maintaining the existing settlement pattern (providing 
gaps between St Albans and Park Street / Frogmore and How Wood). It also 
partially contributes towards preventing merging and safeguarding the countryside. 
Overall the parcel contributes significantly to 1 of the 5 purposes.

6.31.24. It is clear that there is no 5 year land supply and that substantial weight 
should be given to the delivery of housing. It also clear that there is a need for 
affordable housing and substantial weight should be given to delivery of affordable 
housing.

6.31.25. This note is focussed on key policy evidence and issues but recognises that 
considerable other evidence is relevant. In totality this recommendation is neutral.





Appendix 2

Roundhouse Farm, Land Off Bullen Green Lane, Colney Heath – Appeal - 2021

6.31.26. Paragraph 12 -13:



“The parties agree that the site is not a valued landscape under the Framework 
paragraph 170 definition and that no other landscape designations are applicable 
to the appeal site. The Hertfordshire Landscape Strategy, 2005 notes the site is 
located within the Mimmshall Valley, where the landscape character is described, 
amongst other things, as being strongly influenced by the major transport routes 
and the surrounding settlement which give it an urban-edge rather than rural 
character.

13. The A1 and railway line do not have any visual impact on the appeal site.

6.31.27. From what I saw on the site visits, the character of the area is a mix of edge 
of settlement and countryside. Walking along the footpaths which traverse the site, 
the experience is one of being on the edge of a settlement rather than a wholly 
rural context. Whilst the open countryside to the south and east is clearly visible, 
the surrounding residential properties either facing the site or their rear gardens 
and associated boundary treatment is also clearly visible. These range in scale 
and form from bungalows fronting Fellowes Lane, glimpsed views of the 3 storey 
dwellings within Admiral Close and Hall Gardens and the rear elevations and 
gardens of properties along Roestock Gardens. Bullens Green Lane and Fellowes 
Lane serve to enclose the appeal site and provide a degree of containment from 
the wider countryside and beyond. My judgement leads me to conclude that the 
site strongly resonates with this urban edge definition provided by the 2005 
Landscape Strategy.

6.31.28. 14. Turning to consider the area beyond the appeal site itself, the sense of 
countryside prevails via the public footpath network and road network. These 
public footpaths continue within Bullens Green Wood and further beyond the 
appeal site at Tollgate Farm. Contrary to the views expressed by the Council, my 
experience of the views to the appeal site within Bullens Green Wood are of 
glimpse views of the appeal site. From the south and in the wider landscape 
context, the appeal site appears against the backdrop of the existing dwellings as 
a relatively self contained parcel of land on the edge of the settlement. These 
longer distance views of the appeal site reinforce the urban edge definition.”

Safeguarding the countryside from encroachment:

6.31.29. “24. It was generally agreed that the impact of the appeal proposal would be 
limited in terms of the impact on the wider integrity of the Green Belt. This is a 
view that I share. In terms of the impact of the development on the purpose of 
safeguarding the countryside from encroachment, my attention has been drawn to 
a number of background evidence documents including Green Belt studies. These 
include a report prepared by SKM Consultants in 2013 which included an 
assessment of Green Belt in both WHBC, SADC and Dacorum Borough Council. 
Here, the appeal site is assessed as part of parcel 34, a 419ha parcel of land. 
Reflective of the size and scale of the parcel of land, the report sets out a number 
of key characteristics of the land. With reference to the gap between Hatfield and 
London Colney, preventing the merger of St Albans and Hatfield, and preserving 
the setting of London Colney, Sleapshyde and Tyttenhanger Park, the report 
states that the parcel makes a significant contribution towards safeguarding the 
countryside and settlement patten and gaps between settlements. These 
characteristics bear little or no relationship to the appeal site, and given the sheer 
size and scale of the land identified within the report when compared to the appeal 
site, I place only very limited correlation between the conclusions drawn here in 
relation to the function of the land or assessment of its function relative to the 
purposes of the Green Belt when compared to the appeal site.



6.31.30. 25. The most recent Green Belt Assessment which was prepared in relation 
to the WHBC Local Plan review is noted as a Stage 3 review and was prepared by 
LUC in March 2019. Only the part of the appeal site which falls within Welwyn 
Hatfield forms part of the assessment, and is included within the much wider site 
area known as parcel 54. The report notes that whilst residential development is 
visible across much of the parcel, the parcel as a whole makes a significant 
contribution to the safeguarding of the countryside from encroachment. The report 
notes that the impact of the release of the parcel as a whole from the Green Belt 
would be moderate-high, however the impact on the integrity of the wider Green 
Belt would be limited. Again, I place only limited weight on the findings of this 
report relative to the appeal site as the assessment and conclusions drawn relate 
specifically to parcel 54 as a whole which includes a much wider area and 
excludes part of the appeal site in any event.

6.31.31. 26. I have already set out in my assessment of character and appearance 
above that the appeal site has an urban edge/ edge of settlement character. I have 
made a clear distinction between the appeal site and its separation from the 
countryside beyond to the south and east of the appeal site. In this way, the 
appeal site is influenced by the surrounding residential development. As a result of 
these locational characteristics and influences, the consequences of the 
development at the appeal site would mean that the proposals would have only a 
localised effect on the Green Belt. The broad thrust of, function and purpose of the 
Green Belt in this location would remain and there would be no significant 
encroachment into the countryside. I therefore conclude that the appeal proposal 
would not result in harm in term of the encroachment of the Green Belt in this 
location. This is a neutral factor which weighs neither in favour nor against the 
appeal proposals.”

Compton Parish Council v Guildford Borough Council – 2020

6.31.32. “70. "Exceptional circumstances" is a less demanding test than the 
development control test for permitting inappropriate development in the Green 
Belt, which requires "very special circumstances."

Peel Investments V SoS [September 2020] (Appeal)

Paragraph 65:

6.31.33. “I agree with Sir Duncan Ouseley's observations in Paul Newman New 
Homes that a policy is not out-of-date simply because it is in a time-expired plan 
and that, if the Framework had intended to treat as out-of-date all saved but time-
expired policies, it would not have used the phrase "out-of-date" but rather the 
language of time-expired policies or policies in a time-expired plan.”

Paragraph 68:

6.31.34. “With regard to the second ground of appeal, I do not accept the appellant's 
submission that a plan without strategic housing policies is automatically out-of-
date for the purposes of paragraph 11d so as to engage the tilted balance.”

Paragraph 11 & the Tilted Balance: Monkhill Ltd v SoSCLG [2019] EWHC 1993 
(Admin)

“1) The presumption in favour of sustainable development in paragraph 11 does 
not displace s.38(6) of the 2004 Act. A planning application or appeal should be 
determined in accordance with the relevant policies of the development plan 
unless material considerations indicate otherwise;



2) Subject to s.38(6), where a proposal accords with an up-to-date development 
plan, taken as a whole, then, unless other material considerations indicate 
otherwise planning permission should be granted without delay (paragraph 11(c));

3) Where a proposal does not accord with an up-to-date development plan, taken 
as a whole, planning permission should be refused unless material considerations 
indicate otherwise (see also paragraph 12);

4) Where there are no relevant development plan policies, planning permission 
should be granted unless either limb (i) or limb (ii) is satisfied;

5) Where there are relevant development plan policies, but the most important or 
determining the application are out-of-date, planning permission should be 
granted(subject to section 38(6)) unless either limb (i) or limb (ii) is satisfied;

6) Because paragraph 11(d) states that planning permission should be granted 
unless the requirements of either alternative is met, it follows that if either limb (i) 
or limb (ii) is satisfied, the presumption in favour of sustainable development 
ceases to apply. The application of each limb is essentially a matter of planning 
judgment for the decision-maker;

7) Where more than one "Footnote 6" policy is engaged, limb (i) is satisfied, and 
the presumption in favour of sustainable development overcome, where the 
individual or cumulative application of those policies produces a clear reason for 
refusal;

8) The object of expressing limbs (i) and (ii) as two alternative means by which the 
presumption in favour of granting permission is overcome (or disapplied) is that 
the tilted balance in limb (ii) may not be relied upon to support the grant of 
permission where a proposal should be refused permission by the application of 
one or more "Footnote 6"policies. In this way paragraph 11(d) prioritises the 
application of "Footnote 6" policies for the protection of the relevant "areas or 
assets of particular importance";

9) It follows that where limb (i) is engaged, it should generally be applied first 
before going on to consider whether limb (ii) should be applied;

10) Under limb (i) the test is whether the application of one or more "Footnote 6 
policies "provides a clear reason for refusing planning permission. The mere fact 
that such a policy is engaged is insufficient to satisfy limb (i). Whether or not limb 
(i) is met depends upon the outcome of applying the relevant "Footnote 6" policies 
(addressing the issue on paragraph 14 of NPPF 2012 which was left open in R 
(Watermead Parish Council) v Aylesbury District Council [2018] PTSR 43 at [45] 
and subsequently resolved in East Staffordshire at [22(2)];

11) Limb (i) is applied by taking into account only those factors which fall within the 
ambit of the relevant "Footnote 6" policy. Development plan policies and other 
policies of the NPPF are not to be taken into account in the application of limb (i) 
(see Footnote 6). (I note that this is a narrower approach than under the 
corresponding limb in paragraph 14 of the NPPF 2012 - see eg. Lord Gill in 
Hopkins at [85]);

12) The application of some "Footnote 6" policies (e.g. Green Belt) requires all 
relevant planning considerations to be weighed in the balance. In those cases 
because the out come of that assessment determines whether planning should be 
granted or refused, there is no justification for applying limb (ii) in addition to limb 
(i). The same applies where the application of a legal code for the protection of a 



particular area or asset determines the outcome of a planning application (see, for 
example, the Habitats Regulations in relation to European protected sites);

13) In other cases under limb (ii), the relevant "Footnote 6 policy" may not require 
all relevant considerations to be taken into account. For example, paragraph 196 
of the NPPF requires the decision-maker to weigh only "the less than substantial 
harm" to a heritage asset against the "public benefits" of the proposal. Where the 
application of such a policy provides a clear reason for refusing planning 
permission, it is still necessary for the decision-maker to have regard to all other 
relevant considerations before determining the application or appeal (s. 70(2) of 
the 1990 Act and s. 38(6) of the 2004 Act). But that exercise must be carried out 
without applying the tilted balance in limb (ii), because the presumption in favour of 
granting permission has already been disapplied by the outcome of applying limb 
(i). That is the consequence of the decision-making structure laid down in 
paragraph 11(d) of the NPPF;

14) There remains the situation where the application of limb (i) to a policy of the 
kind referred to in (13) does not provide a clear reason for refusal. The 
presumption in favour of sustainable development will not so far have been 
disapplied under limb (i) and it remains necessary to strike an overall planning 
balance (applying also s.38(6)). Because the presumption in favour of granting 
planning permission still remains in play, it is relevant, indeed necessary, to apply 
the alternative means of overcoming that presumption, namely limb (ii). This is one 
situation where the applicant for permission is entitled to rely upon the "tilted 
balance";

15) The other situation where the applicant has the benefit of the "tilted" balance is 
where no "Footnote 6" policies are engaged and therefore the decision-maker 
proceeds directly to limb (ii).

40. Applicants for planning permission may object that under this analysis of 
paragraph 11(d), the availability of the tilted balance is asymmetric. Where a 
proposal fails the test in limb (i), the tilted balance in limb (ii) is not applied at all. In 
other words, the tilted balance in limb (ii) may only be applied where the proposal 
either passes the test in limb (i) (and there still remain other considerations to be 
taken into account), or where limb (i) is not engaged at all. This analysis is wholly 
unobjectionable as a matter of law. It is simply the ineluctable consequence of the 
Secretary of State's policy expressed through the language and structure of 
paragraph 11(d).

…

43. Any suggestion that because limb (ii) falls to be applied where a development 
passes limb (i), it follows that limb (ii) should also be applied where a proposal fails 
limb (i) involves false logic. It has nothing to do with the way in which paragraph 
11(d) of the NPPF 2018 has been structured and drafted”

Wavedon Properties Ltd v SoS [June 2019]

Paragraph 56:

6.31.35. “…It needs to be remembered, in accordance with the principles of 
interpretation set out above, that this is a policy designed to shape and direct the 
exercise of planning judgment. It is neither a rule nor a tick box instruction. The 
language does not warrant the conclusion that it requires every one of the most 
important policies to be up-of-date before the tilted balance is not to be engaged. 



In my view the plain words of the policy clearly require that having established 
which are the policies most important for determining the application, and having 
examined each of them in relation to the question of whether or not they are out of 
date applying the current Framework and the approach set out in the Bloor case, 
an overall judgment must be formed as to whether or not taken as a whole these 
policies are to regarded as out-of-date for the purpose of the decision. This 
approach is also consistent with the Framework’s emphasis (consonant with the 
statutory framework) that the decision-taking process should be plan-led, and the 
question of consistency with the development plan is to be determined against the 
policies of the development plan taken as a whole. A similar holistic approach to 
the consideration of whether the most important policies in relation to the decision 
are out-of-date is consistent with the purpose of the policy to put up-to-date plans 
and plan-led decision-taking at the heart of the development control process. The 
application of the tilted balance in cases where only one policy of several of those 
most important for the decision was out-of-date and, several others were up-to-
date and did not support the grant of consent, would be inconsistent with that 
purpose.”

Paul Newman v SoS CLG [2019] (Admin)

“32.I start by construing paragraph 11d in its context in the Framework, as a 
document on its own. The phrase "where there are no relevant development plan 
policies" is quite clear. Where one or more relevant development plan policies 
exist, that trigger for the application of the "tilted balance" cannot be applied. One 
relevant development plan policy is sufficient to prevent it. Although that policy 
may exist in a time-expired plan as a saved policy, it is a development plan policy. 
This trigger contains no requirement that the policy be up to date rather than out of 
date. "Relevant" can only mean relevant to determining the application. There is, 
however, no adjective qualifying the degree of relevance it should have for that 
purpose, for example that it should be decisive or of high importance. "Relevance" 
connotes no more than some real role in the determination of the application. A 
fanciful connection would not suffice, and a policy of wholly tangential significance 
may be "irrelevant". There is also no requirement in this first trigger that the one or 
more relevant development plan policies should comprise one or more 
development plan policies important for determining the application, let alone that 
they should constitute a body of policy or policies sufficient for determining the 
acceptability of the application in principle.”

“34. In my judgment, the key part of the second trigger, the phrase "where the 
policies which are most important for determining the application are out-of-date", 
is reasonably clear. A policy is not out of date simply because it is in a time-
expired plan; that is the point which the Inspector appears to have been 
addressing in DL27, though it appears not to have been an issue before her. I 
agree with what Dove J said in Wavendon Properties in this respect. It is the 
correct interpretation. If the 2018Framework had intended to treat as out of date all 
saved but time-expired policies, it would not have used the phrase "out-of-date", 
which has different or wider connotations, and would have used instead the 
language of time-expired policies or policies in a time-expired plan. The Inspector's 
comment inDL27 is apposite in that context. Although the earlier jurisprudence in 
Bloor Homes and Hopkins Homes related to that same phrase in the 2012 
Framework, I see no reason to discount it here where its role is not materially 
different.”

35. I also agree with the analysis of the phraseology of the second trigger as a 
whole in Wavendon Properties. The first task is to identify the basket of policies 
from the development plan which constitute those most important for determining 



the application. The second task is to decide whether that basket, viewed overall, 
is out of date; the fact that one or more of the policies in the basket might 
themselves be out of date would be relevant to but not necessarily determinative 
of whether the basket of most important policies was itself overall out of date. This 
second trigger contains no requirement that the up to date basket of the most 
important policies in the development plan for determining the application should 
itself also constitute a body of policies sufficient for the determination of the 
acceptability of the application in principle.

36. I do not consider that the plural "policies" means that a single up to date policy, 
even if plainly by itself the most important for determining the application, cannot 
suffice to block the second trigger; the plural encompasses the singular, as is a 
commonplace construction. Otherwise even an up to date, self-contained, site and 
development specific policy, the crucial policy, the sole survivor, could lead to the 
application of the "tilted balance" and to the grant of permission unless the 
provisos in (i) and (ii)applied. The alternative construction focuses unduly on what 
is mere linguistic awkwardness, accepted for convenience. The plural "policies" 
avoids the somewhat legalistic "policy or policies", with "is or are" to follow, at the 
price of the slightly awkward language seen in DL 26, last sentence. On the basis 
of her interpretation of GP.35, and on that interpretation of the second trigger, the 
Inspector's conclusion that the "tilted balance" did not apply is correct.”

Very special circumstances (VSC)

Suffolk Coastal DC v Hopkins Homes Ltd: 2017 UKSC 37

6.31.36. “61. There is nothing in the statute which enables the Secretary of State to 
create such a fiction, nor to distort what would otherwise be the ordinary 
consideration of the policies in the statutory development plan; nor is there 
anything in the NPPF which suggests an intention to do so. Such an approach 
seems particularly inappropriate as applied to fundamental policies like those in 
relation to the Green Belt or Areas of Outstanding Natural Beauty. No-one would 
naturally describe a recently approved Green Belt policy in a local plan as “out of 
date”, merely because the housing policies in another part of the plan fail to meet 
the NPPF objectives. Nor does it serve any purpose to do so, given that it is to be 
brought back into paragraph 14 as a specific policy under footnote 9. It is not “out 
of date”, but the weight to be given to it alongside other material considerations, 
within the balance set by paragraph 14, remains a matter for the decision-maker in 
accordance with ordinary principles.”

SoS Decision – At Land Off Glebelands, Thundersley, Essex (June 2013)

6.31.37. In the decision the SoS concluded:

“30. The Secretary of State concludes that the appeal proposals are inappropriate 
development in the Green Belt. Additionally he has identified harm to the GB’s 
openness and harm to the GB’s purposes of preventing urban sprawl, preventing 
encroachment on the countryside and preventing the merging of neighbouring 
settlements and, furthermore, harm to GB’s character and appearance. He 
considers that, together, this represents considerable harm, to which he attributes 
substantial weight. The Secretary of State has found that there are factors in 
favour of the appeal including a severe lack of a forward housing land supply and 
that, setting aside GB considerations, development of the appeal site would not 
cause demonstrable harm. He also wishes to emphasise that national policy is 
very clear that GB reviews should be undertaken as part of the Local Plan 
process. In light of all material considerations in this case the Secretary of State is 



concerned that a decision to allow this appeal for housing in the GB risks setting 
an undesirable precedent for similar developments which would seriously 
undermine national GB policy.

31. Having weighed up all material considerations, he is satisfied that the factors 
which weigh in favour of the proposal do not clearly outweigh the harm to the 
Green Belt that would arise from the proposal. The Secretary of State therefore 
concludes that the appeal should be dismissed.”

Further Response 06/12/2022

6.31.38. Thanks for sending. The additional or amended information will not affect 
Spatial Planning’s response to this application and we will therefore not provide 
further comments.

Further Response 28/06/2023

6.31.39. Recommendation – Neutral

6.31.40. The following advice and comments relate to principle of development, very 
special circumstances, and housing land supply / proposed housing mix.

Principle of Development

Relevant Policy

6.31.41. The proposed development would be located in the Metropolitan Green Belt. 

6.31.42. Local Plan (Saved 2007) Policy 1 ‘Metropolitan Green Belt’ states:

“Within the Green Belt, except for development in Green Belt settlements referred 
to in Policy 2 or in very special circumstances, permission will not be given for 
development for purposes other than that required for:

a) mineral extraction;

b) agriculture;

c) small scale facilities for participatory sport and recreation;

d) other uses appropriate to a rural area;

e) conversion of existing buildings to appropriate new uses, where this can be 
achieved without substantial rebuilding works or harm to the character and 
appearance of the countryside.

New development within the Green Belt shall integrate with the existing landscape. 
Siting, design and external appearance are particularly important and additional 
landscaping will normally be required. Significant harm to the ecological value of 
the countryside must be avoided.”

6.31.43. The NPPF (2021) states:

“147. Inappropriate development is, by definition, harmful to the Green Belt and 
should not be approved except in very special circumstances.

148. When considering any planning application, local planning authorities should 
ensure that substantial weight is given to any harm to the Green Belt. ‘Very special 



circumstances’ will not exist unless the potential harm to the Green Belt by reason 
of inappropriateness, and any other harm resulting from the proposal, is clearly 
outweighed by other considerations.”

6.31.44. PPG Paragraph: 001 Reference ID: 64-001-20190722:

“What factors can be taken into account when considering the potential impact of 
development on the openness of the Green Belt?

Assessing the impact of a proposal on the openness of the Green Belt, where it is 
relevant to do so, requires a judgment based on the circumstances of the case. By 
way of example, the courts have identified a number of matters which may need to 
be taken into account in making this assessment. These include, but are not 
limited to:

openness is capable of having both spatial and visual aspects – in other words, 
the visual impact of the proposal may be relevant, as could its volume; the 
duration of the development, and its remediability – taking into account any 
provisions to return land to its original state or to an equivalent (or improved) state 
of openness; and the degree of activity likely to be generated, such as traffic 
generation”

Evidence Base and previous Local Plan work

SKM Green Belt Review 

6.31.45. The SKM Green Belt Review comprises:

Part 1: Green Belt Review Purposes Assessment (Prepared for Dacorum Borough 
Council, St Albans City and District Council and Welwyn Hatfield Borough Council) 
–2013

Part 2: Green Belt Review Sites & Boundaries Study – Prepared for St Albans City 
and District Council only – February 2014

Note: the SKM Green Belt Review Part 2 is entirely replaced by the Arup St 
Albans Stage 2 Green Belt Review June 2023.

Part 1: Green Belt Review Purposes Assessment (Prepared for Dacorum Borough 
Council, St Albans City and District Council and Welwyn Hatfield Borough Council) 
– November 2013

6.31.46. The site is identified as part of GB28 (Green Belt Land to North of How 
Wood) in the Green Belt Review. The Principal Function / Summary for this parcel 
is as follows:

“Significant contribution towards maintaining the existing settlement pattern 
(providing gaps between St Albans and Park Street / Frogmore and How Wood). 
Partial contribution towards preventing merging and safeguarding the countryside. 
Overall the parcel contributes significantly to 1 of the 5 purposes.”

Strategic Housing Land Availability Assessment 

6.31.47. The site was identified in the SHLAA 2016 (reference 46) and SHLAA 2018 
(also reference 46) as a subset of OS-624. The SHLAA did not determine whether 
a site should be allocated for housing development. Such decisions were to be 
taken by the Council as part of its site selection process.



6.31.48. The SHLAA 2018 Strategic Site Selection Evaluation Outcomes assesses 
Land West of Park Street PS-624 (combines 14, 46, 255, 543, 560 and 587) and 
does not find it suitable. It concludes: 

“In reviewing the boundary for this site and the reasonably likely form and layout of 
development it is considered that the overall rating is red. There is no reason to 
take a different view from that set out in the Green Belt Review 2013.”

Call for Sites - 2021

6.31.49. The site was submitted via the Call for Sites process which ran from January 
to March 2021. It is identified as site STS-64-21 under the Housing and Economic 
Land Availability Assessment (HELAA) process. The site is considered to be 
potentially suitable subject to absolute and non-absolute constraints being 
reasonably mitigated. However, it should be noted that the HELAA process has 
not taken into account Green Belt constraints.  

Arup St Albans Stage 2 Green Belt Review June 2023

6.31.50. The Arup Stage 2 Green Belt Review Annex Report June 2023 identifies the 
site within sub-area SA-108. The sub-area’s Categorisation and Recommendation 
reads:

“The sub-area performs strongly against NPPF purposes but makes a less 
important contribution to the wider Green Belt. If the sub-area is released, the new 
inner Green Belt boundary would not meet the NPPF definition for readily 
recognisable and likely to be permanent boundaries. The new boundary would 
require strengthening. Recommended for further consideration as RA-41.” 

6.31.51. In relation to the report finding that the new Green Belt boundary would 
require strengthening in order for it to be readily recognisable and likely to be 
permanent; this should be delivered in any approved development at this site. 

Housing

6.31.52. The proposed development is for up to 95 dwellings.

Housing Land Supply

6.31.53. SADC currently has a housing land supply of 2.0 years from a base date 1 
April 2022. It is acknowledged that 2.0 years is substantially below the required 5 
years. 

Housing and Affordable Housing Need

6.31.54. GL Hearn South West Herts – Local Housing Need Assessment (LHNA) 
(September 2020). The following table on page 141 of the LHNA sets out the 
required need for different sized homes. 



6.31.55.

6.31.56. The LHNA does not recommend an affordable housing percentage, as it is 
up to the Council to decide with consideration of viability. Below sets out the range 
of affordable housing need.

6.31.57.

6.31.58.



6.31.59. The proposal is for 40% affordable units and sets out a mix of 11% 1-bed, 
31% 2-bed, 59% 3 and 4 bed units.

Self-Build 

6.31.60. The proposal includes 5% self-build plots. The LHNA states that as at 1stst

January 2020 there were 450 registered on part 1 of the self and custom build 
register (see LHNA para 8.9). As at 30thth October 2022 the figure was 748. The 
2022 Authority Monitoring Report shows a total of 152 self-build / custom build 
plots have been approved. The PPG states that LPAs should use the demand 
data from the register in their area to understand and consider future need for 
custom and self-build housing in the area1. Therefore the current data 
demonstrates that there is demand for self-build in the district which this proposal 
would assist in meeting. 

Housing Summary

6.31.61. It is clear that there is no 5 year land supply and that substantial weight 
should be given to the delivery of housing. It also clear that there is a need for 
affordable housing and self-build plots and substantial weight should be given to 
delivery of affordable housing and self-build plots. 

Overall Conclusion

6.31.62. It is considered clear that a number of significant harms and significant 
benefits would result from this proposed development. A 2021 appeal decision in 
the District allowing permission for residential development in the Green Belt is 
also significant (Ref: 5/2020/1992 - Roundhouse Farm Bullens Green Lane Colney 
Heath). The SKM Green Belt Review 2013 considered that overall parcel GB 28 
does significantly contribute maintaining the existing settlement pattern (providing 
gaps between St Albans and Park Street / Frogmore and How Wood). It also 
partially contributes towards preventing merging and safeguarding the countryside. 
Overall the parcel contributes significantly to 1 of the 5 purposes. 

6.31.63. The Arup Stage 2 Green Belt Review Annex Report June 2023 identifies the 
site within sub-area SA-108. The sub-area’s Categorisation and Recommendation 
reads: “The sub-area performs strongly against NPPF purposes but makes a less 
important contribution to the wider Green Belt. If the sub-area is released, the new 
inner Green Belt boundary would not meet the NPPF definition for readily 
recognisable and likely to be permanent boundaries. The new boundary would 
require strengthening. Recommended for further consideration as RA-41.”

6.31.64. It is clear that there is no 5 year land supply and that substantial weight 
should be given to the delivery of housing. It also clear that there is a need for 
affordable housing and substantial weight should be given to delivery of affordable 
housing.  

6.31.65. This note is focussed on key policy evidence and issues but recognises that 
considerable other evidence is relevant. In totality this recommendation is Neutral. 

6.32. St Stephens Parish Council

6.32.1. Strong Objection: inappropriate development in an unsustainable location within 
the Green Belt without proven justification that the benefits outweigh the 

1 Paragraph: 011 Reference ID: 57-011-20160401 Revision date: 01 04 2016Revision date: 01 04 2016Revision date: 01 04 2016Revision date: 01 04 2016Revision date: 01 04 2016Revision date: 01 04 2016Revision date: 01 04 2016Revision date: 01 04 2016Revision date: 01 04 2016



detrimental impacts. Extreme concern over coalescence between Park Street and 
St Albans. Access to the development being sited on the brow of a hill is unsafe

6.33. Thames Water

First Response 07/03/2022

Waste Comments

6.33.1. Thames Water would advise that with regard to FOUL WATER sewerage network 
infrastructure capacity, we would not have any objection to the above planning 
application, based on the information provided.

6.33.2. Following initial investigations, Thames Water has identified an inability of the 
existing SURFACE WATER network infrastructure to accommodate the needs of 
this development proposal. Thames Water has contacted the developer in an 
attempt to agree a position for foul water networks but has been unable to do so in 
the time available and as such Thames Water request that the following condition 
be added to any planning permission. “The development shall not be occupied 
until confirmation has been provided that either:- 1. All surface water network 
upgrades required to accommodate the additional flows from the development 
have been completed; or- 2. A development and infrastructure phasing plan has 
been agreed with the Local Authority in consultation with Thames Water to allow 
development to be occupied. Where a development and infrastructure phasing 
plan is agreed, no occupation shall take place other than in accordance with the 
agreed development and infrastructure phasing plan.” Reason - Network 
reinforcement works are likely to be required to accommodate the proposed 
development. Any reinforcement works identified will be necessary in order to 
avoid sewage flooding and/or potential pollution incidents. The developer can 
request information to support the discharge of this condition by visiting the 
Thames Water website at thameswater.co.uk/preplanning. Should the Local 
Planning Authority consider the above recommendation inappropriate or are 
unable to include it in the decision notice, it is important that the Local Planning 
Authority liaises with Thames Water Development Planning Department 
(telephone 0203 577 9998) prior to the planning application approval.

Water Comments

6.33.3. With regard to water supply, this comes within the area covered by the Affinity 
Water Company. For your information the address to write to is - Affinity Water 
Company The Hub, Tamblin Way, Hatfield, Herts, AL10 9EZ - Tel - 0845 782 
3333.

6.33.4. The applicant is advised that their development boundary falls within a Source 
Protection Zone for groundwater abstraction. These zones may be at particular 
risk from polluting activities on or below the land surface. To prevent pollution, the 
Environment Agency and Thames Water (or other local water undertaker) will use 
a tiered, risk-based approach to regulate activities that may impact groundwater 
resources. The applicant is encouraged to read the Environment Agency’s 
approach to groundwater protection (available at https://eu-west-
1.protection.sophos.com?d=www.gov.uk&u=aHR0cHM6Ly93d3cuZ292LnVrL2dvd
mVybm1lbnQvcHVibGljYXRpb25zL2dyb3VuZHdhdGVyLXByb3RlY3Rpb24tcG9za
XRpb24tc3RhdGVtZW50cw==&i=NWQ1ZmMwOTQxNGFiNmYxMGEyYjA0MGY3
&t=WDJOQjJQSVdwNzZGTEdrbWdzWmMyUXJvWmxzQ3Yzd1d2Q3ExME5HR0
ZxYz0=&h=e642ab6c95cb476ab07b7eeec5ad9c47) and may wish to discuss the 



implication for their development with a suitably qualified environmental 
consultant.

Second Response 17/06/2022

Waste Comments

6.33.5. Thames Water would advise that with regard to FOUL WATER sewerage network 
infrastructure capacity, we would not have any objection to the above planning 
application, based on the information provided.

6.33.6. Thames Water would advise that with regard to SURFACE WATER network 
infrastructure capacity, we would not have any objection to the above planning 
application, based on the information provided.

6.33.7. There are public sewers crossing or close to your development. If you're planning 
significant work near our sewers, it's important that you minimize the risk of 
damage. We’ll need to check that your development doesn’t limit repair or 
maintenance activities, or inhibit the services we provide in any other way. The 
applicant is advised to read our guide working near or diverting our pipes. 
https://eu-west-
1.protection.sophos.com?d=thameswater.co.uk&u=aHR0cHM6Ly93d3cudGhhbW
Vzd2F0ZXIuY28udWsvZGV2ZWxvcGVycy9sYXJnZXItc2NhbGUtZGV2ZWxvcG1l
bnRzL3BsYW5uaW5nLXlvdXItZGV2ZWxvcG1lbnQvd29ya2luZy1uZWFyLW91ci1
waXBlcw==&i=NWQ1ZmMwOTQxNGFiNmYxMGEyYjA0MGY3&t=TzhlSDlRWnlx
bkwvbHk0bE9hVmxBdXZudlhycEludFFWUUtUcXRQZkVRTT0=&h=c0a57b5e279
04c4f81b094e8a9f55d32

6.33.8. Thames Water recognises this catchment is subject to high infiltration flows during 
certain groundwater conditions. The scale of the proposed development doesn’t 
materially affect the sewer network and as such we have no objection, however 
care needs to be taken when designing new networks to ensure they don’t 
surcharge and cause flooding. In the longer term Thames Water, along with other 
partners, are working on a strategy to reduce groundwater entering the sewer 
networks.

Water Comments

Supplementary Comments

6.33.9. SURFACE WATER: The assessment used a maximum of 2l/s discharge of 
surface water to the public network.

Third Response 30/11/2022

6.33.10. Thank you for consulting Thames Water on this planning application. Having 
reviewed the details, we have no comments to make at this time. 

6.33.11. Should the details of the application change, we would welcome the 
opportunity to be re-consulted.

6.34. Trees and Woodlands

6.34.1. The proposed site is a field under agricultural management, therefore any treed 
vegetation is around the boundaries of the site.



6.34.2. The arboricultural report presents the proposed master plan in context of the 
existing treed boundaries.  The proposed layout seeks to respect the Root 
Protection Areas to minimise any direct impact on the retained trees during 
development, and also future post development pressure once dwelling are 
occupied.

6.34.3. No objection to the trees identified for removal to facilitate access or on the 
grounds of condition.  Tree protection measures to be in situe prior to any 
development on site

6.34.4. No Objection

6.35. UK Power Networks – no response received

6.36. Waste Management

First Response 15/03/2022

6.36.1. Thank you for forwarding these plans for our consideration.

6.36.2. The proposed layout has lots of dead ends and short drives. Navigating this layout 
would be extremely time consuming and impractical.

6.36.3. Although there are bin collection points, they are far too vague- there do not 
appear to be specific areas for bins to be presented- on recycling week, each 
property wold present 1-2 x 240lt bins, 55lt box & a food waste caddy.

6.36.4. I would like to see more defined collection areas, nearer to the main roads and all 
bins presented on the boundary with the dark grey roads.

6.36.5. I do not feel the propose layout is satisfactory for the collection of waste.

Second Response 10/06/2022

6.36.6. Regarding the social housing to the north, I assume the freighters will drive along 
the road and turn at the hammerhead? This will work as long as there are no 
vehicles parked so I would like the hammerhead to be a no parking area.

6.36.7. Flats 36-41 – there appears to be a footpath through to the properties on the west 
side so the vehicles will need to travel back on itself which is wasteful- could the 
access be made accessible for vehicles?

6.36.8. Re the bin areas; Please note that on recycling collection day, each property will 
be presenting 2x 240lt bins, at least 1x 55lt bin for paper and card so the bin 
collection space must be large enough to accommodate these containers for the 
number of properties it serves.

Third Response 07/12/2022

6.36.9. Thank you for passing these plans for our consideration.

6.36.10. The revised layout is a great improvement and it does look like there is good 
access to most properties.

6.36.11. The maximum trundle distance is 10 metres so if there are properties further 
than 10 metres from the end of a road, a bin collection point should be created. 



6.36.12. There should be adequate parking to avoid parking on the road/ in 
undesignated areas which will narrow the road and could prevent our vehicles 
navigating the site.

7.7. Relevant Planning Policy

7.1. National Planning Policy Framework

7.2. St Albans District Local Plan Review 1994:
POLICY 1 Metropolitan Green Belt 
POLICY 2 Settlement Strategy
POLICY 8 Affordable Housing in the Metropolitan Green Belt
POLICY 34 Highways Consideration in Development Control
POLICY 35 Highway Improvements in Association with Development
POLICY 39 Parking Standards, General Requirements
POLICY 40 Residential Development Parking Standards
POLICY 69 General Design and Layout
POLICY 70 Design and Layout of New Housing
POLICY 74 Landscaping and Tree Preservation
POLICY 84 Flooding and River Catchment Management
POLICY 84A Drainage Infrastructure
POLICY 97 Existing Footpaths, Bridleways and Cycleways
POLICY 102 Loss of Agricultural Land
POLICY 106 Nature Conservation
POLICY 143A Watling Chase Community Forest
POLICY 143B Implementation

7.3. Supplementary planning Guidance/Documents
Design Advice Leaflet No 1 – Design and Layout of New Housing
Affordable Housing SPG 2004
Revised Parking Policies and Standards January 2002

7.4. St Stephen Parish Neighbourhood Plan 2022:
POLICY S1 Location of development
POLICY S2 Housing Mix
POLICY S3 Character of Development
POLICY S4 Non-designated Heritage Assets
POLICY S5 Design of Development
POLICY S6 Minimising the Environmental Impact of Development
POLICY S7 Protecting Natural Habitats and Species
POLICY S10 Green Infrastructure and Development
POLICY S11 Improvements to Key Local Junctions And Pinch Points
POLICY S12 Off-street Car Parking
POLICY S13 Bus services and Community Transport
POLICY S14 Provision for Walking, Cycling and Horse-Riding
POLICY S17 Leisure Facilities for Children and Teenagers
POLICY S24 Broadband Communications

7.5. Planning Policy Context

7.5.1. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that 
where in making any determination under the planning Acts, regard is to be had to 
the development plan, the determination shall be made in accordance with the 
plan unless material consideration indicates otherwise.



7.5.2. The development plan is the St Albans District Local Plan Review 1994 and the St 
Stephen Parish Neighbourhood Plan 2022 (SSPNP).

7.5.3. The NPPF 2021 is also a material consideration.

7.5.4. Paragraph 11 of the NPPF states that there is a presumption in favour of 
sustainable development.

For decision-taking this means: 
c) approving development proposals that accord with an up-to-date development 
plan without delay; or 
d) where there are no relevant development plan policies, or the policies which are 
most important for determining the application are out-of-date, granting permission 
unless: 

i. the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or 
ii. any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this Framework 
taken as a whole.

7.6. Paragraphs 218 and 219 of the NPPF reads as follows:

The policies in this Framework are material considerations which should be taken 
into account in dealing with applications from the day of its publication.  Plans may 
also need to be revised to reflect policy changes which this replacement 
Framework has made.  

However, existing policies should not be considered out-of-date simply because 
they were adopted or made prior to the publication of this Framework.  Due weight 
should be given to them according to their degree of consistency with this 
Framework (the closer the policies in the plan to the policies in the Framework, the 
greater the weight that may be given).

The degree of consistency of the Local Plan policies with the framework will be 
referenced within the discussion section of the report where relevant.

8.8. Discussion 

8.1. The following main issues are considered below:

 Principle

 Green Belt Harm

 Design and Amenity

 Landscape Character

 Provision of Housing including Affordable and Self-Build Housing

 Provision of Open Space and Children’s Play Space

 Minerals

 Loss of Agricultural Land

 Ecology

 Highways and Sustainable Transport

 Economic Impacts 

 Impact on Social and Physical Infrastructure 

 Recent Planning Decisions of Relevance



 Other Matters including Matters Raised by Objectors / in Consultation 
Responses

 Planning Balance

8.2. Principle 

8.2.1. The statutory development plan is the St Albans Local Plan Review 1994 and the 
St Stephen Parish Neighbourhood Plan 2019-2036 (SSPNP). The National 
Planning Policy Framework 2021 (NPPF) is an important material consideration.

8.2.2. The land is in the Metropolitan Green Belt where local and national policy only 
allows for certain forms of development, unless there are very special 
circumstances. The Local Plan policy differs in the detail of what may be classed 
as not-inappropriate development in the Green Belt when compared with the more 
recent NPPF, but the proposed development does not fall within any Local Plan or 
NPPF exception to inappropriate development, and the fundamental policy test of 
‘very special circumstances’ is consistent in the Local Plan Policy (Policy 1) and in 
the NPPF. 

8.2.3. A new Local Plan is underway but is at a very early stage. The NPPF in paragraph 
48 states that weight can be given to emerging policies according to:

“a) the stage of preparation of the emerging plan (the more advanced its 
preparation, the greater the weight that may be given);
b) the extent to which there are unresolved objections to relevant policies (the less 
significant the unresolved objections, the greater the weight that may be given); 
and
c) the degree of consistency of the relevant policies in the emerging plan to this 
Framework (the closer the policies in the emerging plan to the policies in the 
Framework, the greater the weight that may be given).”

8.2.4. It clarifies in relation to prematurity, in paragraph 49, as follows (note both a and b 
need to be satisfied for an application to be considered to be premature):

“49. However in the context of the Framework – and in particular the presumption 
in favour of sustainable development – arguments that an application is premature 
are unlikely to justify a refusal of planning permission other than in the limited 
circumstances where both:
a) the development proposed is so substantial, or its cumulative effect would be so 
significant, that to grant permission would undermine the plan-making process by 
predetermining decisions about the scale, location or phasing of new development 
that are central to an emerging plan; and
b) the emerging plan is at an advanced stage but is not yet formally part of the 
development plan for the area.”

8.2.5. Whilst a new Local Plan is being prepared, as noted in the following section of  the 
report, only limited weight at most can be attached to it in decision making. 

8.2.6. It noted that the policies of the new SSPNP, which was formally ‘made’ in July 
2022, do not materially conflict with those of the NPPF and Local Plan in relation 
to the main planning issues for this application; it shows the site as within the 
Green Belt on the Policies Map, without any site-specific proposals for it. Policy S1 
of the SSPNP requires ‘very special circumstances’ to exist for approval of 
inappropriate development in the Green Belt in the same way as the NPPF and 
Local Plan; and other policies relating to main planning issues are generally not 
materially at odds with the applicable NPPF and Local Plan policies. 



8.2.7. It is further considered in this case that an argument that the application is 
premature is highly unlikely to justify a refusal of permission because there is no 
draft Local Plan (which would be the plan to allocate significant sites of strategic 
scale) for the application to be premature to and because, in any event, the criteria 
set out in paragraph 49 of the NPPF are not satisfied here.

8.2.8. It is also important to note that the potential outcome of evidence being prepared 
for the new Local Plan or the likelihood of land being allocated or otherwise as a 
result of that evidence, must not be prejudged. No weight can be attached to 
speculation about the likelihood of Green Belt releases in the new Local Plan or 
where these may be located. 

8.2.9. This application must be treated on its own merits, based on relevant policy and 
material considerations which apply at the time of making the decision. 

8.2.10. Paragraph 11 of the NPPF states that planning decisions should apply a 
presumption in favour of sustainable development. It states: 

“For decision-taking this means:
c) approving development proposals that accord with an up-to-date development 
plan without delay; or
d) where there are no relevant development plan policies, or the policies which are 
most important for determining the application are out-of-date, granting permission 
unless:

i. the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or
ii. any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this Framework 
or taken as a whole.”

8.2.11. The Council cannot demonstrate a 5 year supply of land for housing as required 
by the NPPF. This means that the policies which are most important for 
determining the application are out of date, and paragraph 11(d) of the NPPF is 
engaged. 

8.2.12. Furthermore, land designated as Green Belt is confirmed as one such area or 
asset for the purposes of 11d.i).

8.2.13. Paragraphs 147 and 148 of the NPPF provide the most up to date basis against 
which to assess whether there is a clear reason for refusal of the proposed 
development in this particular case. These paragraphs set out clearly the relevant 
policy test:

“147. Inappropriate development is, by definition, harmful to the Green Belt and 
should not be approved except in very special circumstances.

148. When considering any planning application, local planning authorities should 
ensure that substantial weight is given to any harm to the Green Belt. ‘Very special 
circumstances’ will not exist unless the potential harm to the Green Belt by reason 
of inappropriateness, and any other harm resulting from the proposal, is clearly 
outweighed by other considerations.”.”



8.2.14. This means that the proposed development should not be approved unless there 
are other considerations sufficient to clearly outweigh the harm caused such that 
‘very special circumstances’ would exist, and in this eventuality planning 
permission should be granted. 

8.2.15. The age of the Local Plan and any consequences of that is covered by the 
application of paragraph 11 of the NPPF. 

8.2.16. The remainder of this report goes on to consider the harm to the Green Belt and 
any other harm as well as all other considerations, before considering the overall 
planning balance, and assessing the proposed development against the above 
test in paragraph 148 of the NPPF, in order to determine whether very special 
circumstances exist in this case.  

8.2.17. Assessment of other ‘in-principle’ matters such as loss of agricultural land, 
potential constraining of future use of the site for mineral working are considered in 
the relevant sections below. Assessment of these matters is in the context of 
‘…any other harm resulting from the proposal’ in the aforementioned NPPF para 
148 test, noting that it is fundamentally this test within which the proposal falls to 
be considered. 

8.3. Green Belt Harm

8.3.1. Inappropriate development in the Green Belt is by definition harmful, and 
substantial weight should be given to this harm (para 148 NPPF).

8.3.2. Paragraph 137 NPPF confirms that:
“The Government attaches great importance to Green Belts. The fundamental aim 
of Green Belt policy is to prevent urban sprawl by keeping land permanently open; 
the essential characteristics of Green Belts are their openness and their 
permanence.”

8.3.3. The national Planning Practice Guidance (PPG) states:
“Assessing the impact of a proposal on the openness of the Green Belt, where it is 
relevant to do so, requires a judgment based on the circumstances of the case. By 
way of example, the courts have identified a number of matters which may need to 
be taken into account in making this assessment. These include, but are not 
limited to:

 openness is capable of having both spatial and visual aspects – in other 
words, the visual impact of the proposal may be relevant, as could its 
volume;

 the duration of the development, and its remediability – taking into account 
any provisions to return land to its original state or to an equivalent (or 
improved) state of openness; and

 the degree of activity likely to be generated, such as traffic generation.”
 (Paragraph: 001 Reference ID: 64-001-20190722)

8.3.4. It is clear that the loss of Green Belt land here would be permanent. The circa 4.6 
hectare site is currently in an arable agricultural use. 

8.3.5. Whilst this application is made in outline form with all matters reserved except for 
access, the submitted illustrative masterplan and parameter plan indicate the 
majority of the site would be redeveloped for housing. Areas of open space and 
land reserved for ecological purposes would also be provided within the site, with 
the aforementioned plans showing these spaces being provided mainly adjacent to 



the application site boundaries. The exact layout of the development would 
however only be formally defined at reserved matters stage.

8.3.6. The parameter plan indicates that building heights across the development would 
be mainly up to 2 storeys, with a section located centrally within the southern part 
of the site potentially accommodating up to 2.5 storeys.

8.3.7. The redevelopment of this site for up to 95 dwellings plus associated infrastructure 
on the site would clearly represent a significant permanent loss of openness in 
spatial terms to this part of the Green Belt, contrary to the aforementioned 
fundamental aim of Green Belt policy to keep land permanently open. This is the 
spatial aspect of openness referred to in the part of the PPG quoted above.

8.3.8. In relation to the visual aspect of openness, regard must be had to the Landscape 
and Visual Impact Assessment (LVIA) submitted with the application, in so far as it 
relates to the impact of the development on the openness of the Green Belt. As 
set out in detail in the relevant section below, HCC Landscape officers consider 
the submitted LVIA to provide an adequate level of assessment at this outline 
stage.

8.3.9. Whilst a more detailed analysis of the landscape impacts of the proposal are set 
out later in this report; Officers are of the view that the submitted LVIA 
demonstrates that in relation to the effects the proposal would have in terms of its 
landscape and visual impact, the proposed development would result in some 
harm. However, it should be noted that as the Green Belt is not a landscape 
designation, the landscape effects of the proposal (except in so far as they relate 
to openness) should not form part of the consideration of the impact of the 
development on the openness of the Green Belt, or its purposes. 

8.3.10. Harm to the openness of the Green belt is considered to exist, and as a matter of 
planning judgement, the harm is significant. Visually the proposed development 
when completed would be significantly different to the existing field, and there 
would clearly be a significant increase in built form at the site compared to the 
current situation where there is no built form.  The proposed development would 
have a permanent impact on the application site which could not be easily 
reversed, and when compared to the application site presently there would be an 
increase in the amount of activity generated. Accordingly, it is considered there 
would be significant harm to the openness of the Green Belt. 

8.3.11. The assessment of harm to the Green Belt should be set in the context of the five 
Green Belt Purposes, as set out in paragraph 138 of the NPPF:
“a) to check the unrestricted sprawl of large built-up areas; 
b) to prevent neighbouring towns merging into one another; 
c) to assist in safeguarding the countryside from encroachment; 
d) to preserve the setting and special character of historic towns; and 
e) to assist in urban regeneration, by encouraging the recycling of derelict and 
other urban land.”

8.3.12. During the course of the application, a new Green Belt Review has been published 
to support the preparation of a new local plan for the District. The Arup St Albans 
Stage 2 Green Belt Review June 2023 entirely replaces Part 2 of the previous 
SKM Green Belt Review for the District. However, Part 1 of the SKM Green Belt 
Review identified the site as part of GB28 (Green Belt Land to North of How 
Wood) in the Green Belt Review. The Principal Function / Summary for this parcel 
is as follows:



 “Significant contribution towards maintaining the existing settlement pattern 
(providing gaps between St Albans and Park Street / Frogmore and How Wood). 
Partial contribution towards preventing merging and safeguarding the countryside. 
Overall the parcel contributes significantly to 1 of the 5 purposes.”

8.3.13. The site was submitted via the Call for Sites process which ran from January to 
March 2021. It is identified as site STS-64-21 under the Housing and Economic 
Land Availability Assessment (HELAA) process. The site is considered to be 
potentially suitable subject to absolute and non-absolute constraints being 
reasonably mitigated. However, it should be noted that the HELAA process did not 
take into account Green Belt constraints.  

8.3.14. The Arup Stage 2 Green Belt Review Annex Report June 2023 identifies the site 
within sub-area SA-108. The sub-area’s Categorisation and Recommendation 
reads:

“The sub-area performs strongly against NPPF purposes but makes a less 
important contribution to the wider Green Belt. If the sub-area is released, the new 
inner Green Belt boundary would not meet the NPPF definition for readily 
recognisable and likely to be permanent boundaries. The new boundary would 
require strengthening. Recommended for further consideration as RA-41.”

8.3.15. In relation to the report finding that the new Green Belt boundary would require 
strengthening in order for it to be readily recognisable and likely to be permanent; 
this should be delivered in any approved development at this site.

8.3.16. Whilst it is noted that this site is included within the Regulation 18 Consultation 
Draft of the new Local Plan for the District, with particular reference to Paragraph 
48 of the NPPF, it is considered that only limited weight at most could be afforded 
to the draft allocation at this time. However, Officers consider that significant 
weight can be afforded to the evidence base underpinning the preparation of the 
new Local Plan, including the new Green Belt Review considered above. It is 
considered that significant weight can be afforded to the new evidence base as it 
represents the most recent and comprehensive assessment of the Green Belt 
carried out by an independent consultancy under a recognised methodology. 
Moreover, Officers would note that the same conclusions would have been 
reached regardless of the weight to be attached to the new Green Belt Review, as 
the findings reached in that report reflect those that Officers would have reached. 

8.3.17. Taking the above points into account, a planning judgement on the harm to Green 
Belt purposes of the proposed development at the application site on its own is 
provided below, drawing on the relevant evidence base as a material 
consideration: 

a)a) to check the unrestricted sprawl of large built-up areas;

The site is directly adjacent to the existing settlement of Park Street, being in 
close proximity to existing built development to the east and south of the site. 
To the west of the site is noticeable area of vegetation, which in particular 
features a number of trees, which separates the application site from the arable 
fields adjacent to the North Orbital Road. It is noted that there is an electricity 
substation and a caravan park between Watling Street and the North Orbital 
Road, and in this context there is considered to be some development in the 
immediate vicinity of the application site to the west. Given the application site 



boundaries, development would not extend further northward towards St 
Albans than other built development along Watling Street, and would not 
extend further westward than the built form along Old Orchard to the south or 
the farthest reach of the Caravan Park. In this context, Officers consider that 
the site could be seen as a ‘rounding-off’ of the settlement at Park Street. As 
set out later in the report, and enhanced landscape buffer can be provided 
along the western boundary of the site. The proposal is therefore not 
considered to represent unrestricted sprawl and there is not considered to be 
any harm to this Green Belt purpose. It is noted that the Arup Green Belt 
Review 2023 Annex Proforma Report indicates that the sub-area does not 
meet this purpose (with the application site being located within this sub-area).

b)b) to prevent neighbouring towns merging into one another;

As noted above, the development of this site would essentially ‘round-off’ the 
settlement of Park Street, and is not considered to result in new development 
being closer to St Albans or Chiswell Green than existing forms of 
development. It is not considered therefore that the development of this site 
would result in coalescence, and there is not considered to be any harm to this 
Green Belt purpose. Indeed, against this criterion, it is noted that the Arup 
Green Belt Review 2023 Annex Proforma Report states:

“The sub-area forms a less essential part of the gap between St Albans and 
Park Street/Frogmore; St Albans and How Wood; and Park Street/ Frogmore 
and How Wood. It is judged that the gap is of sufficient scale that the removal 
of the sub-area would not result in physical or perceptual merging between 
neighbouring built-up areas.”

c)c) to assist in safeguarding the countryside from encroachment;

Against this criterion, it is noted that the Arup Green Belt Review 2023 Annex 
Proforma Report states:

“The sub-area is not covered by any built form. The sub-area comprises open 
agricultural fields with limited views to the wider countryside through the tree 
line along the west sub-area boundary. There are limited urbanising influences, 
including occasional views to dwellings along Old Orchard. Overall the sub-
area has a strongly unspoilt rural character.”

The development would result in the loss of an existing arable field, and in this 
context there would be some encroachment into the countryside. However, as 
noted above and elsewhere in this report, a strong defensible boundary can be 
provided to the western site boundary; and, moreover, the development would 
not extend beyond existing built development limits nearby. Officers consider 
therefore that the development of this site would only have a localised effect on 
the Green Belt, albeit nonetheless there would be a moderate to high level of 
conflict with this purpose. 

d)d) to preserve the setting and special character of historic towns

It is not considered that the development of this site would have any impact on 
the setting and special character of the historic core of St Albans. No harm is 
identified in relation to this purpose. Indeed, the Arup Green Belt Review 2023 
Annex Proforma Report explains the sub-area does not abut an identified 



historic place or provide views to a historic place and does not meet this 
purpose.

e)e) to assist in urban regeneration, by encouraging the recycling of derelict and 
other urban land.

It is not considered that the development of this site would in itself prevent or 
discourage the development of derelict and other urban land in the District.  
The Council does not have any significant urban sites allocated for 
development, and whilst sites may come forward via a new Local Plan, this 
process cannot be afforded any significant weight in decision making at this 
time. No harm is identified by Officers in relation to this purpose.  

8.3.18. To conclude on Green Belt harm, this ultimately is a matter of planning judgement. 
It is considered that there is harm to the Green Belt by inappropriateness, with 
additional substantial harm identified to Green Belt openness and harm to the 
purposes of the Green Belt relating to the encroachment to the countryside. 
Substantial weight is given to this Green Belt harm in accordance with paragraph 
148 of the NPPF. In line with the NPPF, inappropriate development should not be 
approved except in very special circumstances.

8.3.19. This report now focuses on the many other considerations which must be taken 
into account, which may potentially weigh in the planning balance assessment as 
to whether the required ‘very special circumstances’ exist in this case. 

8.4. Design, Amenity and Heritage

8.4.1. The application is in outline only with matters of Layout, Scale, Landscaping and 
Appearance reserved until reserved matters stage. As such, the assessment that 
follows focuses on the principle of the development and its impacts, informed by 
the application submission including the parameter plans and Illustrative 
Masterplan.

8.4.2. The NPPF advises that planning should ensure development is ‘visually attractive 
as a result of good architecture, layout and appropriate and effective landscaping 
and create places that are safe, inclusive and accessible and which promote 
health and well-being, with a high standard of amenity for existing and future 
users’ (Paragraph 130), that ‘Good design is a key aspect of sustainable 
development, creates better places in which to live and work and helps make 
development acceptable to communities’ (Paragraph 126) and advising that 
‘development that is not well designed should be refused especially where it fails 
to reflect local design policies and government guidance on design taking into 
account any local design guidance and supplementary planning documents such 
as design guides and codes’ (Paragraph 134). The National Design Guide 
‘Planning practice guidance for beautiful, enduring and successful places’ 2021 
provides additional guidance is a material planning consideration.

8.4.3. The Local Plan and the SSPNP are broadly consistent with the NPPF in this 
regard. In Local Plan Policy 69 (General Design and Layout) it states that all 
development shall have an adequately high standard of design taking into account 
context, materials and other policies; and in Policy 70 (Design and Layout of New 
Housing) it states that design of new housing development should have regard to 
its setting and the character of its surroundings and meet the objectives set out in 
a number of criteria relating to amenity. Policy S3 (Character of Development) of 
the SSPNP sets out that the design of new development should demonstrate how 



it has taken account of the local context and has reflected the character and 
vernacular of the area, and that where development sites abut open countryside, 
development on the rural boundary edge should mitigate any detrimental visual 
impacts on the countryside; and Policy S5 (Design of Development) contains a 
number of detailed design criteria.

8.4.4. The application is accompanied by a Parameter Plan and an Illustrative Layout 
that has been revised during the application process. Both plans essentially show 
three parcels of development across the site, namely in the northern part of the 
site, the central part of the site, and the southern part of the site. The southern part 
of the site would see the greatest amount of development, with parameter plan 
indicating that the middle section of this parcel could see heights of up to 2.5 
storeys, with the remainder of the parcel seeing heights of up to 2 storeys. Both 
other parcels would, in accordance with the parameter plan, see heights of up to 2 
storeys. Whilst noting that layout is a reserved matter, the aforementioned plans 
suggest that each parcel would be linked onto an internal spine road that leads to 
the principal vehicular access into the site.  A secondary pedestrian access is also 
shown, which leads onto Watling Street just to the north of the junction between 
Watling Street and Mount Drive.

8.4.5. The Design and Conservation Officer has noted that there are no above-ground 
heritage constraints, and there is unlikely to be an impact on the Park Street 
Conservation Area (which is around 75m away from the application site at their 
closest points and separated by existing built form). No detailed comments were 
made on the submitted plans, which appeared to the Design and Conservation 
Officer to be acceptable. Officers would comment that that the submitted plans 
appear to respond appropriately to the site and surrounding area, albeit there is 
some harm identified in relation to the landscape and visual impact of the 
proposed development which is considered in more detail in the following section 
of this report. 

8.4.6. A condition can be imposed requiring slab levels details to be provided as part of a 
relevant reserved matters application, so as to ensure that the development is 
acceptable in terms of height and visual impact more generally in principle. Whilst 
the heights set out on the parameter plan are not considered to be unacceptable in 
principle, such a condition is considered appropriate in this case, as the slab levels 
of the dwellings could be imperative in ensuring an acceptable development 
comes forward at this site.

8.4.7. The amenity of existing and proposed residents would be fully considered as part 
of the detailed layout and design proposal at reserved matters stage. However, it 
is considered that there is scope on the site to provide housing which would 
provide for suitable amenity for future occupiers and retaining space for significant 
landscaping. The Illustrative Masterplan satisfactorily demonstrates that the site 
could provide for housing which could provide good natural lighting and outlook 
without leading to unacceptable degrees of overlooking. It is considered that the 
relevant separation distances / amenity space / defensible space / open space 
requirements found in Local Plan Policy 70 and associated SPD ‘Design Advice 
Leaflet No. 1: Design and Layout of New Housing’ could be met at this site.

8.4.8. There would not appear to be any obvious amenity issues that could not be 
overcome by way of good design including sensitive orientation of windows to 
avoid a harmful degree of overlooking within the site and relative to neighbouring 
properties. However, such matters would be further assessed with detailed plans 
at reserved matters stage. 



8.4.9. Noting the separation distances to existing neighbouring properties, there would 
not be direct harmful impacts to existing properties in terms of loss of light, loss of 
outlook, overbearing visual impacts or overlooking from the housing proposed as 
indicatively shown in the Illustrative Masterplan. 

8.4.10. Taking the above discussion into account, it is not considered that there would be 
harm caused in relation to design and amenity that could not be mitigated through 
good detailed design and through the appropriate use of planning conditions. 
Likewise, in respect of above-ground heritage assets, it is not considered that the 
proposed development would cause any adverse impacts. As such, this matter is 
considered to weigh neutrally in the planning balance, with no positive or negative 
weight given in these regards. It is recommended that the parameter plans are 
conditioned to ensure that reserved matters submission(s) are in scope with the 
parameters set at outline stage.

8.4.11. In respect of archaeology, the application was submitted with an archaeological 
desk based assessment, which indicated a low potential for archaeological 
deposits from all periods. No form of evaluation or on-site assessment apart from 
a walkover survey has been undertaken. The location, abutting the Roman Road 
of Watling Street, which was laid out in the first century AD and has been in use 
ever since. There is the potential for a roadside settlement of Roman and medieval 
date being identified. The desk-based assessment identified that a Roman kiln 
was identified to the southwest of the site. 

8.4.12. The application site does not appear to be listed within Policies 110 or 111 of the 
Local Plan, however, Paragraph 205 of the NPPF reads:

“Local planning authorities should require developers to record and advance 
understanding of the significance of any heritage assets to be lost (wholly or in 
part) in a manner proportionate to their importance and the impact, and to make 
this evidence (and any archive generated) publicly accessible. However, the ability 
to record evidence of our past should not be a factor in deciding whether such loss 
should be permitted.”

8.4.13. In light of the information supplied with the application, alongside the archaeology 
comments received on this application, it is considered that a proportionate 
response to the potential for archaeological interest at this site would be to impose 
conditions requiring an archaeological investigation, and publication/dissemination. 
Subject to the imposition of such conditions, the proposal would be acceptable in 
terms of its archaeological impact, which would overall weigh neutrally in the 
planning balance on this application in the view of Officers. 

8.5. Landscape Character

8.5.1. The NPPF in para 174 sets out that decisions should contribute to and enhance 
the natural environment by protecting and enhancing valued landscapes, and by 
recognising the intrinsic character and beauty of the countryside and the wider 
benefits from natural capital and ecosystem services – including the economic and 
other benefits of the best and most versatile agricultural land, and of trees and 
woodland. It sets out in para 130 and 92 that decisions should also ensure that 
new developments are sympathetic to local character and history including the 
surrounding built environment and landscape setting, support healthy lifestyles 
through the provision of safe and accessible green infrastructure and an 
appropriate amount and mix of green and other public space, and are visually 



attractive as a result of good architecture, layout, and appropriate and effective 
landscaping. 

8.5.2. The NPPF recognises that trees make an important contribution to the character 
and quality of urban environments and seeks to ensure that new streets are tree-
lined, that opportunities are taken to incorporate trees elsewhere in developments 
(such as parks and community orchards), that appropriate measures are in place 
to secure the long-term maintenance of newly planted trees, and that existing 
trees are retained wherever possible. 

8.5.3. Local Plan Policies 1 and 74 are broadly consistent with the NPPF in this regard. 
Policy 1 (Metropolitan Green Belt) sets out that “New development within the 
Green Belt shall integrate with the existing landscape. Siting, design and external 
appearance are particularly important and additional landscaping will normally be 
required. Significant harm to the ecological value of the countryside must be 
avoided.”

8.5.4. Local Plan Policy 74 (Landscaping and Tree Preservation) sets out, in relation to 
retention of existing landscaping, that significant healthy trees and other important 
landscape features shall normally be retained. In relation to provision of new 
landscaping, this policy sets out:

“a) where appropriate, adequate space and depth of soil for planting must be 
allowed within developments. In particular, screen planting including large trees 
will normally be required at the edge of settlements;
b) detailed landscaping schemes will normally be required as part of full planning 
applications. Amongst other things they must indicate existing trees and shrubs to 
be retained; trees to be felled; the planting of new trees, shrubs and grass; and 
screening and paving. Preference should be given to the use of native trees and 
shrubs”

8.5.5. The site lies within Landscape Area 010 – St Stephens Plateau, as defined under 
Hertfordshire's landscape character assessment (LCA), and the Watling Chase 
Community Forest. The Strategy and Guidelines for Managing Change’ in the LCA 
are: Improve and Reinforce; which includes improvements to the network of 
woodlands, hedgerow restoration, public access and recreation opportunities, and 
to support the Watling Chase Community Forest in the realisation of its objectives 
for the area. Local Plan Policy 143A (Watling Chase Community Forest) sets out 
that: 

“Within the Community Forest, the Council will welcome detailed proposals for the 
purposes of landscape conservation, recreation, nature conservation and timber 
production. Proposals should be consistent with Green Belt policy (Policy I) and 
the other policies in this Plan, particularly Policies 91, 96, 103 and 106.”

8.5.6. As noted earlier in this report, the application is supported by a LVIA which 
considers the effects of the proposed development on landscape elements, 
character and visual amenity within the site and the surrounding area. The LVIA 
has been updated during the application process, and a Landscape Technical 
Note/Letter dated 30thth May 2022 was also submitted. 

8.5.7. The submitted documents have been reviewed by HCC Landscape, and their 
views are shared by Officers. Their full responses are set out in Section 6 of this 
report.



8.5.8. In respect of landscape effects, HCC Landscape comment that they are broadly 
supportive of the findings of the landscape assessment. It is acknowledged that 
the proposed development will change the landscape character from an open 
arable field to residential housing. However the significance of this is reduced due 
to the strong containment of the development within the field pattern, defined by 
existing vegetation that provides an opportunity to deliver mitigation and 
enhancements for the benefit of visual amenity and biodiversity. In addition, the 
site is well related to the existing settlement to the east and south, and the existing 
vegetation to the west provides an opportunity to deliver mitigation and 
enhancement to create a robust and defensible boundary to the open landscape to 
the west. Nonetheless, it is considered that overall in relation to landscape 
character impact, there would be some moderate to minor harm in respect of 
landscape character, noting the findings of the submitted LVIA and comments 
from HCC Landscape.

8.5.9. In respect of visual effects, the visual assessment concludes that the site is 
relatively well contained from views to the north and west, and from a lesser extent 
from the east as a result of the screening effect of the intervening the existing 
settlement edge and vegetation. The submitted ‘Zone of Theoretical Visibility’ 
shows that the site is potentially most visible from an area broadly contained by 
the A414 to the north, the railway line to the east, the A405 to the west, and the 
Old Orchard housing estate to the south. However verification on site, 
demonstrates that actual views are further limited due to the screening effect of 
the intervening sloping topography, settlement and infrastructure, and vegetation.

8.5.10. The most significant views are from Old Orchard to the south, and Watling Street 
immediately to the east. From here the new development will be highly visible, 
however the significance of this is reduced due to their less sensitive urban 
context, and the opportunity to deliver mitigation and enhancements along the site 
boundaries and throughout the development. Having had regard to the submitted 
LVIA and comments from HCC Landscape, Officers are of the view that overall in 
terms of visual effects, the proposed development would result in an adverse 
impact, which would be moderate/minor in nature at completion. 

8.5.11. The LVIA helps demonstrate that the proposed development could be acceptable 
in principle. However, in their initial response on the application, HCC Landscape 
did raise some concern in relation to the mitigation proposed. In response to this, 
the landscape information supporting this application was revised in May 2022. 

8.5.12. The revised information allows for additional and more robust tree planting, which 
should allow for a stronger defensible edge to be created, as well as allow for 
additional tree planting within the site itself. Although the plans are currently 
illustrative, detailed planting plans will be required (via condition) and the approach 
to planting along here will be critical to maximise density of vegetation and 
effectiveness as mitigation. It is considered important that the mitigation is 
delivered on-site. 

8.5.13. In their initial response, HCC Landscape queried whether it would have been 
beneficial to locate the tallest (2.5 storey) elements of the scheme at the lowest 
parts of the site along the western edge. The submitted Landscape Technical 
Note/Letter dated 30thth May 2022, in response to this point states:

“In terms of the distribution of building heights, we have examined this and whilst 
the western edge of the scheme is the lowest topographically, it is also the most 



exposed to the surrounding landscape and therefore the proposed locations of the 
slightly taller structures is considered to present a balanced approach.”

8.5.14. Given the broad and in-principle support for the scheme expressed by HCC 
Landscape, and the comments above from the applicant’s landscape consultant, it 
is considered that the approach of 2.5 storey dwellings centrally within the 
southernmost development parcel at the site (as set out on the submitted 
parameter plan) would be acceptable in principle. The precise layout and 
appearance of the scheme would be for detailed consideration at reserved matters 
stage, whereby heights can also be further understood pursuant to the slab levels 
condition discussed earlier in this report. The precise interaction between the taller 
dwellings and landscaping provision can also be considered in further detail at 
reserved matters stage.

8.5.15. HCC Landscape did raise some concerns in connection with the location of the 
proposed play space and in relation to biodiversity. The amended information 
however appears to have satisfied these concerns, albeit it should be noted that all 
matters except for access are reserved at this stage. Biodiversity is also 
considered in further detail below. The comments of HCC Landscape in respect of 
patios are noted, albeit this is something that can potentially be considered in 
further detail at reserved matters stage, and for the purposes of this application 
can be dealt with by way of an informative. 

8.5.16. An Arboricultural Impact Assessment was submitted with the application, which 
sets out:

“the removal of an individual tree and the partial removal of two groups. The 
completion of associated access facilitation pruning works will also be required. 
The individual tree and one of the groups to be completely or partially removed 
were considered to be of low arboricultural quality. The removal of these 
specimens is not expected to represent a significant impact to visual amenity of 
the local area.

Whilst the remaining group to be partially removed was of moderate arboricultural 
quality, it should be noted that provision has been made within landscaping 
proposals for new tree planting within the site. It is considered that this will actively 
boost the overall tree stock of the site and mitigate for any potential impacts to 
visual amenity that may arise.

All retained trees within, or directly adjacent to, the site will be protected through a 
combination of tree protective measures. This will predominantly consist of tree 
protective fencing, but permanent ground protection will also be required. These 
measures will ensure that retained trees remain free from significant harm 
throughout the development phases.

No ancient or veteran trees are present on or adjacent to the site so there is no 
conflict with national planning policy or guidance. Furthermore, those trees of 
important landscape, historic, cultural, green infrastructure and ecological benefit 
will be retained and protected in accordance with BS5837:2012 recommendations. 
Therefore, the scheme also complies with local planning policy.”

8.5.17. The Council’s Tree Officer has reviewed the application, and comments that the 
proposed layout seeks to respect the Root Protection Areas to minimise any direct 
impact on the retained trees during development, and also future post 
development pressure once dwelling are occupied. No objection was raised in 



respect of the removal of trees to facilitate access or on the grounds of their 
condition. 

8.5.18. It is recommended that tree protection measures are in situ prior to any 
development taking place at the site, and this can be adequately controlled by way 
of planning condition.

8.5.19. In light of the above discussion, the landscape and visual impact of the proposed 
development is considered acceptable, subject to the imposition of conditions. 
Nevertheless, it is considered that the introduction of built form across the existing 
fields would cause some harm in respect of both landscape and visual effects, to 
which limited to moderate weight is given.

8.6. Provision of Housing including Affordable and Self-Build Housing

8.6.1. The Council cannot demonstrate a 5 year housing land supply. The proposed 
development is for up to 95 new homes and would provide 40% affordable 
housing (comprising a mix of social rent, affordable rent, intermediate homes and 
First Homes). It is proposed that 5% of the dwellings would be made available as 
plots of self-build housing. 

8.6.2. SADC currently has a housing land supply of 2 years from a base date 1 April 
2021. It is acknowledged that 2 years is substantially below the required 5 years. 
There is also a clear and pressing need for affordable housing within the District, 
whilst the Council is currently failing to meet its statutory duty for the provision of 
plots for self-build housing.

8.6.3. The provision of housing therefore weighs heavily in favour of the proposals.

8.6.4. How much weight is a matter of planning judgement, informed by material 
considerations. In this regard, the recent appeal decision at Bullens Green Lane 
(5/2020/1992) is a relevant consideration. This decision was issued on 14 June 
2021 and therefore considers a very similar housing and affordable housing 
position in the District as applies to the application considered in this report.

8.6.5. The Inspector concluded: 

“49. There is therefore no dispute that given the existing position in both local 
authority areas, the delivery of housing represents a benefit. Even if the site is not 
developed within the timeframe envisaged by the appellant, and I can see no 
compelling reason this would not be achieved, it would nevertheless, when 
delivered, positively boost the supply within both local authority areas. From the 
evidence presented in relation to the emerging planning policy position for both 
authorities, this is not a position on which I would envisage there would be any 
marked improvement on in the short to medium term. I afford very substantial 
weight to the provision of market housing which would make a positive contribution 
to the supply of market housing in both local authority areas.”

…

“52. In common with both market housing and affordable housing, the situation in 
the context of provision of sites and past completions is a particularly poor one. To 
conclude, I am of the view that the provision of 10 self build service plots at the 
appeal site will make a positive contribution to the supply of self build plots in both 
local planning authority areas. I am attaching substantial weight to this element of 
housing supply.

…

“54. The persistent under delivery of affordable housing in both local authority 
areas presents a critical situation. Taking into account the extremely acute 
affordable housing position in both SADC and WHBC, I attach very substantial 



weight to the delivery of up to 45 affordable homes in this location in favour of the 
proposals.”

8.6.6. There is no material reason for officers to apply a different weighting to the 
proposals subject of this officer’s report. The housing situation (in that there is a 
significant shortfall when considered against the five year housing land 
requirement) and the emerging plan situation are materially the same. There is no 
reason to think that the site cannot come forward immediately following the 
submission of reserved matters application(s) after the grant of outline planning 
permission and significantly boost local housing supply. Accordingly, very 
substantial weight is attached to the delivery of market and affordable housing, 
and substantial weight to the delivery of self-build plots.

8.7. Provision of Open Space and Children’s Play Space

8.7.1. Policy 70(xi) of the Local Plan sets out requirements in respect of open space 
provision. The policy requires public open space to be provided on sites providing 
more than 100 dwellings, albeit it is noted this development is for up to 95 
dwellings. On developments of 30 or more dwellings each with two or more 
bedrooms, toddler play areas on the basis of 3sqm for every 5 such dwellings 
should be provided. Whilst the unit mix at this stage is not fixed, based on the mix 
set out within the submission, a requirement of 51sqm would be needed in 
accordance with Policy 70.

8.7.2. It should be borne in mind that the application is made in outline form, with all 
matters except access reserved. However, the illustrative layout shows approx. 
1380sqm of public open space adjacent to the site access, and a further (approx.) 
1070sqm of amenity grass towards the site’s southwestern corner. In total 
therefore, around 2,450sqm of open space/amenity areas would be provided at 
the site. The submitted planning statement explains that a LEAP (Locally 
Equipped Area for Play) would be located along the western boundary of the site, 
and that the s106 agreement will make provision for the delivery and maintenance 
arrangements of the open space and play space. 

8.7.3. There is no policy requirement for anything other than toddler play areas within the 
Local Plan, albeit Policy S17 of the SSPNP is noted which expects provision to be 
made for the likely needs of the under-18 population. Given the above, it is 
considered that adequate provision of open space and play space could be 
provided at the application site. This can be adequately secured within the s106 
agreement, which can also include management responsibilities. Subject to the 
inclusion of such planning obligations, it is considered that some limited positive 
weight can be afforded to this provision within the overall planning balance for this 
application.

8.8. Minerals and Waste

8.8.1. Section 17 of the NPPF “Facilitating the sustainable use of minerals” sets out in 
para 209:

“It is essential that there is a sufficient supply of minerals to provide the 
infrastructure, buildings, energy and goods that the country needs. Since minerals 
are a finite natural resource, and can only be worked where they are found, best 
use needs to be made of them to secure their long-term conservation.”

8.8.2. In para 211 it states “When determining planning applications, great weight should 
be given to the benefits of mineral extraction, including to the economy”; and in 
para 212: “Local planning authorities should not normally permit other 
development proposals in Mineral Safeguarding Areas if it might constrain 
potential future use for mineral working.”



8.8.3. Hertfordshire  County Council as Minerals Planning Authority note that the site 
falls entirely within the ‘Sand and Gravel Belt’ as identified in Hertfordshire County 
Council’s Minerals Local Plan 2002 – 2016; the Sand and Gravel Belt is a 
geological area that spans across the southern part of the county and contains the 
most concentrated deposits of sand and gravel throughout Hertfordshire. They 
note that British Geological Survey (BGS) data also identifies superficial 
sand/gravel deposits in the area. They note that their adopted Minerals Local Plan 
Policy 5 (Minerals Policy 5: Mineral Sterilisation) encourages the opportunistic 
extraction of minerals for use on site prior to non-mineral development. 
Opportunistic extraction refers to cases where preparation of the site for built 
development may result in the extraction of suitable material that could be 
processed and used on site as part of the development. Policy 8: Mineral 
Safeguarding, of the Proposed Submission document relates to the full 
consideration of using raised sand and gravel material on site in construction 
projects to reduce the need to import material as opportunistic use.

8.8.4. It should be noted that the Minerals Local Plan forms part of the development plan 
and it broadly aligns with the aims of Section 17 of the NPPF, and weight is given 
to it accordingly.

8.8.5. Specifically, the Mineral Planning Authority stated the following in their 
consultation response in respect of this application:

“Whilst it is identified that there could be minerals present, there are unlikely to be 
significant mineral (sand and gravel) deposits within the area in question. On this 
basis, development may give rise to ‘opportunistic’ use of some limited or poorer 
quality minerals at the site that could be utilised in the development itself. 
Examination of these opportunities would be consistent with the principles of 
sustainable development. The county council, as the Minerals Planning Authority, 
would like to encourage the opportunistic use of these deposits within the 
developments, should they be found when creating the foundations/footings.”

8.8.6. Officers note that the response above from the Minerals Planning Authority is 
different to that received on other major applications in Chiswell Green (e.g. 
5/2022/0927). However, it is the case that each application needs to be 
determined on its own merits, and each application site would be unique in terms 
of its siting, size etc. In this case, it would appear unlikely that there is significant 
material present at the application site, and on this basis it is not considered that 
the tests for imposing a condition or requiring a legal obligation in relation to 
mineral extraction would be met. There may however be some chance of 
opportunistic use of any deposits found at the site, and on this basis it is 
considered that this matter can be dealt with by way of informative. If it transpires 
that the extraction of such deposits would constitute development in its own right, 
then the applicant would need further planning permission, which again can be 
dealt with in a suitably worded informative. 

8.8.7. In respect of waste, Government policy seeks to ensure that all planning 
authorities take responsibility for waste management. This is reflected in the 
County Council’s adopted waste planning documents. In particular, the waste 
planning documents seek to promote the sustainable management of waste in the 
county and encourage Districts and Boroughs to have regard to the potential for 
minimising waste generated by development.

8.8.8. The National Planning Policy for Waste (October 2014) sets out the following:

‘When determining planning applications for non-waste development, local 
planning authorities should, to the extent appropriate to their responsibilities, 
ensure that:



• the likely impact of proposed, non- waste related development on existing waste 
management facilities, and on sites and areas allocated for waste management, is 
acceptable and does not prejudice the implementation of the waste hierarchy 
and/or the efficient operation of such facilities;

• new, non-waste development makes sufficient provision for waste management 
and promotes good design to secure the integration of waste management 
facilities with the rest of the development and, in less developed areas, with the 
local landscape. This includes providing adequate storage facilities at residential 
premises, for example by ensuring that there is sufficient and discrete provision for 
bins, to facilitate a high quality, comprehensive and frequent household collection 
service;

• the handling of waste arising from the construction and operation of development 
maximises reuse/recovery opportunities, and minimises off-site disposal.’

8.8.9. Hertfordshire County Council Waste Core Strategy and Development 
Management Policies Development Plan Document 2012 form part of the 
Development Plan. Of relevance are:

• Policy 1: Strategy for the Provision for Waste Management Facilities. This is in 
regards to the penultimate paragraph of the policy;

• Policy 2: Waste Prevention and Reduction; &

• Policy 12: Sustainable Design, Construction and Demolition.

8.8.10. Waste Policy 12: Sustainable Design, Construction and Demolition requires all 
relevant construction projects to be supported by a Site Waste Management Plan 
(SWMP). This aims to reduce the amount of waste produced on site and should 
contain information including types of waste removed from the site and where that 
waste is being taken to.

8.8.11. A development of this size would require the consideration of waste which is 
generated during construction and subsequent occupation. This includes 
minimising waste generated by development during demolition, construction and 
its subsequent occupation, encouraging the re-use of unavoidable waste where 
possible and the use of recycled materials where appropriate. In addition regard 
should be given to the design of new housing development to ensure waste 
collection vehicles can gain access for the collection of household waste and 
recyclables.

8.8.12. With regard to construction related waste, it is considered that a Site Waste 
Management Plan can be required by way of planning condition. This would be to 
promote sustainable development and to ensure measures are in place to 
minimise waste generation and maximise the on-site and off-site reuse and 
recycling of waste materials, in accordance with Policy 12 of the Hertfordshire 
Waste Core Strategy and Development management Policies document.

8.8.13. In terms of internal layout, as set out previously, this is a reserved matter. 
However, it is noted that the Council’s Recycling and Waste Officer has 
commented that there is good access to most properties. Bin collection points may 
be needed if trundle distances are greater than 10 metres, and there should be 
good parking facilities within the scheme to avoid collection lorries being hindered 
by parked vehicles. These comments are noted, and would be for more detailed 
consideration at reserved matters stage. However, in the interests of proper 
planning, it is considered that the comments of the Council’s Recycling and Waste 
Officer can be included as an additional informative.

8.8.14. Noting the above, no additional harm is identified in this regard, this matter is 
considered to weigh neutrally in the planning balance in this case, and it is given 
neither positive nor negative weight.



8.9. Loss of Agricultural Land

8.9.1. The site’s lawful use is as agricultural land. Local Plan Policy 102 states that 
development involving the loss of high quality agricultural land will normally be 
refused, unless an overriding need case can be made. The NPPF in para 174 
states that planning decisions should contribute to and enhance the natural and 
local environment by, amongst other things:

“b) recognising the intrinsic character and beauty of the countryside, and the wider 
benefits from natural capital and ecosystem services  - including the economic and 
other benefits of the best and most versatile agricultural land,. And of trees and 
woodland.”

8.9.2. It also sets out in footnote 58 that “Where significant development of agricultural 
land is demonstrated to be necessary, areas of poorer quality land should be 
preferred to those of a higher quality”.

8.9.3. A submitted Agricultural Land Classification report identifies that 15% of the site is 
Grade 3A (0.67ha) and 85% is within Grade 3B (3.68ha). Grade 3A land falls 
within the aforementioned Local Plan Policy 102 definition of ‘high quality 
agricultural land’ and NPPF definition of ‘Best and most versatile agricultural land’ 
(BMV).

8.9.4. The loss of agricultural land has been an issue for several major development 
proposals in the SADC area in the recent past. The loss of 10.9ha of Grade 3A 
and 2.8ha of Grade 3B in the recent St Stephens Farm application (5/2021/3194) 
was considered to result in some harm to which some limited weight was given, 
and was similarly an issue in application 5/2022/0927 at Land South of Chiswell 
Green Lane. The committee report for the Bullens Green Lane application 
(5/2020/1992) noted that a reason for refusal for the loss of 5.1ha of Grade 3A 
agricultural land at the site was not considered sustainable at appeal. The 
committee report for the recent planning permission for up to 150 dwellings at 
Land to Rear of 112 to 156b Harpenden Road (5/2021/0423) stated that the loss 
of 5.136ha of former agricultural land was not considered to be significant, 
however it should be noted that the land had not been farmed for more than 20 
years. 

8.9.5. It is the Council’s view that the consideration of loss of agricultural land on this 
scale should form part of the Local Plan process, as opposed to being decided 
through ad hoc applications. Nevertheless, taking the approach in the applications 
listed above into account, and noting that it would conflict with the aforementioned 
national and local policy, some additional harm is identified in this regard, to which 
some limited weight is given.

8.10. Ecology

8.10.1. Chapter 15 of the NPPF relates to the conservation and enhancement of the 
natural environment. Paragraph 174 of the NPPF states:

“Planning policies and decisions should contribute to and enhance the natural and 
local environment by:

a) protecting and enhancing valued landscapes, sites of biodiversity or geological 
value and soils (in a manner commensurate with their statutory status or identified 
quality in the development plan);

b) recognising the intrinsic character and beauty of the countryside, and the wider 
benefits from natural capital and ecosystem services – including the economic and 
other benefits of the best and most versatile agricultural land, and of trees and 
woodland;



c) maintaining the character of the undeveloped coast, while improving public 
access to it where appropriate;

d) minimising impacts on and providing net gains for biodiversity, including by 
establishing coherent ecological networks that are more resilient to current and 
future pressures;

e) preventing new and existing development from contributing to, being put at 
unacceptable risk from, or being adversely affected by, unacceptable levels of soil, 
air, water or noise pollution or land instability. Development should, wherever 
possible, help to improve local environmental conditions such as air and water 
quality, taking into account relevant information such as river basin management 
plans; and

f) remediating and mitigating despoiled, degraded, derelict, contaminated and 
unstable land, where appropriate.”

8.10.2. Policy 106 of the Local Plan explains that the Council will take account of 
ecological factors when considering planning applications. The objectives set out 
within the SSNP include protecting and increasing wildlife habitats and promoting 
biodiversity, and it is noted that Policy S7 of the SSNP requires major 
developments to assess local habitats and species. Policy S6 of the SSNP also 
requires proposals to maintain and where practicable enhance the natural 
environment, landscape features and the rural character and setting of the 
Neighbourhood area, for instance woodland and chalk streams. Development 
proposals that would achieve a net gain in biodiversity will be particularly 
supported. It is considered that the Local Plan and SSNP broadly align with the 
NPPF and that weight should therefore be afforded to them in decision making.

8.10.3. Herts Ecology has reviewed the application, and provided several consultation 
responses. It is noted that the application site has no biological records within the 
Environmental Records Centre. The caravan site to the west lies within an Ecosite 
for which there are records, but this implies no particular value. There are some 
local reptile records but these are likely to be from habitats to the east of Park 
Street associated with the Ver Valley and railway line. 

8.10.4. The impact of the proposed development on protected species has been 
considered by Herts Ecology, and it is not considered that any protected species 
would be directly affected by the proposed development. 

8.10.5. Herts Ecology has not objected to the proposed development, having taken into 
account the information submitted with the application. In the event that the 
application is approved, Herts Ecology recommend that a Construction and 
Environment Management Plan and a Landscape and Ecology Management Plan 
are secured by way of condition. These should be informed by a site walkover 
survey, which can again be the secured by way of a suitably worded condition.

8.10.6. Additional/amended information was provided during the course of the 
development in respect of Biodiversity Net Gain (BNG). In light of this, Herts 
Ecology now advise that the proposed development should achieve 12.9% BNG, 
with the potential for more to be submitted as part of a reserved matters 
application. An illustrative biodiversity gain plan was also provided and shows the 
buffering areas of Other Neutral Grassland and other habitats provided as part of 
the development. This approach is considered to be acceptable in achieving BNG 
on this outline application. 

8.10.7. In terms of securing the BNG, it is noted that elsewhere in the District this has 
been achieved by way of using a suitably worded planning obligation within a legal 
agreement (e.g. application 5/2021/0423 at Land r/o Harpenden Road, St Albans). 
Whilst the BNG is being delivered on-site in this case, given the requirements for 



long-term monitoring, it is considered that the use of suitably worded planning 
obligations would likewise be appropriate in this case. 

8.10.8. Subject to the above, and provided that suitably worded conditions are included 
with any grant of planning permission, alongside appropriate planning obligations, 
it is considered that the ecological impact of the proposed development would be 
acceptable. Moreover, the proposed development would achieve an acceptable 
BNG in this case, which is considered to be a benefit of the development. The 
proposal would be in compliance with Policy 106 of the Local Plan, the SSNP and 
the NPPF.

8.10.9. The NPPF does not require a particular percentage of BNG and there is no 
statutory basis for requiring net gain at this time. However, the mandatory 10% 
BNG requirement will come into effect in November 2023 under the Environment 
Act 2021. As such, if the application was being determined in 3 months’ time, the 
provision of 10% BNG would be an automatic condition on any the grant of 
planning permission. Reflecting this and the modest net gain proposed, limited 
positive weight is given to the provision of at least 10% BNG.  

8.11. Highways and Sustainable Transport

8.11.1. The NPPF in Section 9 “Promoting sustainable transport” advises (para 104) that 
transport issues should be considered from the earliest stages of development 
proposals, so that: the potential impacts of development on transport networks can 
be addressed; opportunities from existing or proposed transport infrastructure, and 
changing transport technology and usage, are realised; opportunities to promote 
walking, cycling and public transport use are identified and pursued; the 
environmental impacts of traffic and transport infrastructure can be identified, 
assessed and taken into account – including appropriate opportunities for avoiding 
and mitigating any adverse effects, and for net environmental gains; and patterns 
of movement, streets, parking and other transport considerations are integral to 
the design of schemes, and contribute to making high quality places.

8.11.2. When assessing development proposals, NPPF para 110 sets out that it should be 
ensured that: appropriate opportunities to promote sustainable transport modes 
can be – or have been – taken up, given the type of development and its location; 
safe and suitable access to the site can be achieved for all users; the design of 
streets, parking areas, other transport elements and the content of associated 
standards reflects current national guidance, including the National Design Guide 
and the National Model Design Code; and any significant impacts from the 
development on the transport network (in terms of capacity and congestion), or on 
highway safety, can be cost effectively mitigated to an acceptable degree.

8.11.3. Policy 35 of the Local Plan relates to Highway Improvements in Association with 
Development and sets out that, in order to mitigate the highway effects of 
development proposals the District Council, in conjunction with the County Council 
where appropriate, will seek highway improvements or contributions to highway 
improvements and/or improvements to the public transport system from 
developers whose proposals would otherwise result in detrimental highway 
conditions.

8.11.4. Policy 34 of the Local Plan relates to Highways Considerations In Development 
Control and sets out a number of considerations which are generally consistent 
with those of Section 9 of the NPPF (apart from its degree of emphasis on 
sustainable transport), and it states that in assessing applications, account will be 
taken of the advice contained in current documents prepared by Hertfordshire 
County Council, amongst others. The County Council as the local Highway 
Authority (HA) adopted a Local Transport Plan (LTP4) in 2018 which sets out in 
Policy 1 ‘Transport User Hierarchy’ that to support the creation of built 



environments that encourage greater and safer use of sustainable transport 
modes, the county council will in the design of any scheme and development of 
any transport strategy consider in the following order:

 Opportunities to reduce travel demand and the need to travel

 Vulnerable road user needs (such as pedestrians and cyclists)

 Passenger transport user needs

 Powered two wheeler (mopeds and motorbikes) user needs

 Other motor vehicle user needs

8.11.5. The NPPF has similar goals where it states in para 112 that applications for 
development should: give priority first to pedestrian and cycle movements, both 
within the scheme and with neighbouring areas; and second – so far as possible – 
to facilitating access to high quality public transport, with layouts that maximise the 
catchment area for bus or other public transport services, and appropriate facilities 
that encourage public transport use; address the needs of people with disabilities 
and reduced mobility in relation to all modes of transport; create places that are 
safe, secure and attractive – which minimise the scope for conflicts between 
pedestrians, cyclists and vehicles, avoid unnecessary street clutter, and respond 
to local character and design standards.

8.11.6. Policy S11 of the SSPNP sets out that Transport Assessments for larger sites - as 
required by para 111 of the NPPF - should address to the satisfaction of the 
Highway Authority the cumulative transport impact on various road junctions and 
pinch points, including local pinch points in Park Street.

8.11.7. The above policy priorities are dealt with by the HA in their consultation response. 
The following discussion is informed by the detailed consultation comments of the 
HA. During the course of the application, the applicant provided additional/revised 
information, which has been used in the assessment of this application. 

8.11.8. In terms of accessibility, the HA note that the site has a sustainable location given 
the site’s proximity to local facilities, services and public transport links. Officers 
agree with this assessment, and are satisfied that the application site benefits from 
a sustainable location, particularly noting the proximity of local bus stops and Park 
Street Railway Station to the application site.

8.11.9. With regard to road safety, the HA requested the applicant provide the most up-to-
date Personal Injury Accident (PIA) data during the course of the application. It is 
noted that between 2014 and 2021 there were two serious and three slight PIAs 
along Watling Street. Three of these accidents occurred to the north of the 
proposed site access at the junction with the BP Garage at different times of the 
day and during different conditions. None of the PIA’s along Watling Street 
involved pedestrians, however one PIA involved a cyclist which occurred close to 
the junction of Burydell Lane where a cyclist collided with a parked car. In light of 
the additional data provided the HA has concluded that the proposals would not 
have a detrimental impact on existing highway safety, and there is no reason 
currently before Officers to disagree with this assessment. 

8.11.10. Vehicular access to the site would be via a new T-junction at the eastern 
boundary of the site with Watling Street. Adequate visibility splays can be provided 
and works within the highway boundary can be secured by the HA via a Section 
278 agreement with the County Council. In light of this, officers are content that 
vehicular access to the site would be acceptable. 

8.11.11. The HA comment on car and cycle parking within their response. However, 
noting that this application is an outline planning application with all matters 
reserved except access, it is considered that these matters can be appropriately 



dealt with at reserved matters stage. Swept path analysis for large cars and 
vehicles (e.g. refuse and fire vehicles) using the development can be dealt with by 
way of planning condition.

8.11.12. In terms of trip generation, the following total vehicle trip are identified for the 
development proposal:

 AM Peak (08:00-09:00): 14 arrivals, 37 departures resulting in 51 two-way 
movements

 PM Peak (17:00-18:00): 35 arrivals, 14 departures resulting in 49 two-way 
movements

 Daily (07:00-19:00): 218 arrivals, 220 departures resulting in 438 two-way 
movements

8.11.13. The HA comment that trip generation has been calculated using the TRICS 
database, and the parameters applied are acceptable to the HA. The applicant has 
derived mode shares for the proposed development from 2011 Journey to Work 
Census data for the St Albans 019MSOA area and applied the TRICS data to 
show predicted trips by mode. This methodology is acceptable and shows the 
majority of trips (69%) would be undertaken by privately owned vehicles. 

8.11.14. Trip Distribution has been determined through the use of travel to work 
census data and National Travel Survey data for trip by purpose. Furthermore, it 
also takes into consideration the location of nursery, primary and secondary 
schools and census data on the distribution of school age children. Trips have 
been assigned to the local highway network based on commuting trips, 
educational trips and other (e.g. leisure, shopping). This methodology is 
considered acceptable to the HA, and there is no reason currently before Officers 
to disagree with this assessment.

8.11.15. In respect of impact upon the highway, the HA response details the data 
submitted with the application, which includes an ATC survey was undertaken in 
November 2021 along Watling Street, adjacent to the proposed site access. In 
addition to this Manual Classified Turning Counts (MCTCs) and queue length 
surveys were also undertaken at key locations within the vicinity of the site. A five-
year post application has been assessed and the growth factors derived from 
TEMPRO. These factors are considered acceptable. The results of the junction 
capacity assessment at the site access show that the junction would operate well 
within capacity during both the AM and PM peak scenarios. The HA consider 
these results acceptable.

8.11.16. In response to HA concerns relating to observed queuing back from the Park 
Street Roundabout, the applicant has submitted a TA Addendum (dated 16th 
August 2022) which includes the results of a junction capacity assessment of Park 
Street Roundabout. It shows that the A414 East and A5183 arms in the 2021 base 
year operate close to capacity in the evening peak period, with Ratio Flow 
Capacity (RFC) at 0.9 and 0.88 respectively. All remaining arms operate well 
within capacity. In the future year (2026) with development both the A414 East and 
A5183 arms operate closer to capacity than the baseline year, RFC at 0.94 and 
0.96 respectively in the evening peak. This signifies a small increase in traffic from 
that of the existing. All remaining arms operate well within capacity in 2026, and 
given this, Officers do not consider that the development is likely to result in an 
adverse impact on the safety of, or queuing on, these remaining arms.

8.11.17. The HA note that the results from the modelling have not replicated what has 
been observed on the highway network close to the application site. This is 
seemingly due to limitations of the ARCADY model and the difficulties in 
replicating queue lengths and queue times. The HA accept that traffic modelling 



needs to replicate the actual traffic behaviour as much as possible, and this is 
normally achieved through validation. As the modelling of the queues along 
Watling Street did not validate in this case, normally the HA would require the 
modelling to be re-run to generate a more accurate assessment. 

8.11.18. However, in this case, the HA has not required remodelling, as in their view it 
would not have changed their conclusions on the acceptability of the scheme. The 
HA indicate that the SRFI-related highway mitigation works would actually alleviate 
traffic issues along Watling Street. These measures would ultimately lead to 
Watling Street being downgraded from an A-road to a C-road. This, coupled with 
the proposed active travel mitigation works, in the view of the HA would provide a 
good basis for the change in street scene at this location, when the larger context 
is taken into consideration. 

8.11.19. In respect of the overall highway impact, the HA advise that they do not 
formally accept the traffic modelling due to the validation issues identified. Were 
the modelling however to successfully represent the observed queue along 
Watling Street, then the HA are of the view that the development would not 
provide additional queuing directly relating to the proposed development. The HA 
advise that the development proposals do however provide the opportunity for new 
active travel trips through the proposed active travel mitigation measures. The 
location is to be further improved by the proposed Park Street Roundabout 
improvements, ultimately leading to Watling Street at this location being 
downgraded, creating a naturally more active travel and lower traffic environment 
for all existing and new residents.

8.11.20. Officers consider that, when taking into account the above, the proposal 
would be acceptable in terms of its highway impact. It is accepted that there are 
some issues with the modelling, and it is acknowledged that the surveys 
underpinning the modelling was undertaken during a coronavirus restrictions 
period. However, the HA has considered existing observed flows when reaching a 
judgement on acceptability, and these existing flows can be considered to be 
representative. Officers are mindful of Paragraph 111 of the NPPF which states:

“Development should only be prevented or refused on highways grounds if there 
would be an unacceptable impact on highway safety, or the residual cumulative 
impacts on the road network would be severe.”

8.11.21. In this case, Officers do not consider that the proposed development would 
result in an unacceptable impact on highway safety. 

8.11.22. Likewise, on the basis of the information before Officers, there is no basis to 
conclude that the residual impact of the proposed development on the road 
network would be severe. The HA response notes that the development would 
provide new opportunities for active travel, something which compared to 
yesteryear is now a real focus of both town and local transport planning. The HA 
response indicates the following off-site mitigation works would be secured by way 
of a S278 agreement under the Highways Act 1980:

 A toucan or tiger parallel crossing to the north of the proposed site access 
junction;

 Upgrade footway on the eastern side of Watling Street from the proposed 
toucan or tiger parallel crossing to connect with the existing segregated footway / 
cycleway at Park Street Roundabout leading to St Albans;

 Upgrade footway along the frontage of the site to a segregated footway / 
cycleway on the western side of Watling Street between the proposed toucan or 
tiger parallel crossing to as far south as possible, to link with Park Street Station; 
and



 Upgrade the bus stops located on both sides of Watling Street to the north of the 
site to provide shelter, seating, real time passenger information and kassel kerbs.

8.11.23. It is also noted that a pedestrian and cycle access into the site will be 
provided at its northern and central parts to Watling Street. The application is also 
supported by a Travel Plan which sets out pedestrian and cycle improvement 
measures, travel information packs, provision of travel information to encourage 
use of transport modes other than private vehicles, measures to facilitate 
sustainable car travel, an action plan, and monitoring/review measures.  

8.11.24. The mitigation measures above would be required irrespective of whether 
the SFRI scheme nearby comes forward or not, whilst the requirement for a travel 
plan to be in place from first occupation until 5 years post full occupation would be 
secured in the S106 agreement. Contributions towards the deliverance of active 
travel measures would also be required in the S106 agreement.

8.11.25. Accordingly, it is considered by Officers that a robust series of measures are 
in place which would suitably promote and encourage future residents of the 
application site to travel by means other than by private car. The application site 
enjoys a sustainable location close to good public transport links, which gives 
further weight to the fact that future residents at this site would not need to travel 
by car. 

8.11.26. It is acknowledged that there can be queues of traffic along Watling Street to 
the Park Street Roundabout. However, the existing levels of queueing and delay 
are not considered to be “severe” either in the baseline position, or with the 
development. That is the case regardless of whether or not the SFRI scheme 
comes forward. It is noted, however, that this scheme is expected to result in 
significant changes to the operation of this Roundabout and the surrounding road 
network. 

8.11.27. The HA in their response recommended a Construction Management Plan 
(CMP) to be secured by way of condition. The CMP would be required for all 
phases of construction. Conditions were also recommended by the HA in respect 
of the need to provide full details of on-site highway arrangements, drainage 
measures, off-site works, active travel accesses, and cycle parking provision. 
These conditions are considered to meet the necessary tests as per Paragraph 56 
of the NPPF, and should be included with the grant of planning permission. 

8.11.28. Given the above, the proposed development is considered to be acceptable 
in terms of its highways impacts, subject to conditions, informatives and planning 
obligations akin to those set out within the HA response being included with a 
grant of permission or secured in a legal agreement. The proposal is in 
accordance with Policies 34 and 35 of the Local Plan, the relevant policies of the 
SSPNP and the National Planning Policy Framework. 

8.12. Economic Impacts

8.12.1. Section 16 of the NPPF outlines the importance of building a strong and 
competitive economy. Paragraph 81 states:

8.12.2. “Planning policies and decisions should help create the conditions in which 
businesses can invest, expand and adapt. Significant weight should be placed on 
the need to support economic growth and productivity, taking into account both 
local business needs and wider opportunities for development. The approach 
taken should allow each area to build on its strengths, counter any weaknesses 
and address the challenges of the future. This is particularly important where 
Britain can be a global leader in driving innovation, and in areas with high levels of 
productivity, which should be able to capitalise on their performance and 
potential.”



8.12.3. The planning statement submitted with this application explains that a number of 
economic benefits would arise from the proposed development, which are:

 The injection of £18 million of private sector investment into Park Street 
(figure provided by Scott Properties);

 Supporting the employment of 294 people, including 3 apprentices, 
graduates or trainees (figures taken from the HBF Housing Calculator);

 Helping to deliver a significant boost to the local economy and wider area by 
generating a first occupation expenditure on goods and services;

 Increased local spending from new residents once the proposed 
development is fully constructed and occupied, some of which will be 
retained by businesses within the local area, supporting further local 
employment;

 The delivery of Council Tax receipts to once the development is occupied; 
and,

 Support for the vitality and viability of Park Street generally.

8.12.4. Whilst Officers cannot fully corroborate some of the figures quoted above, it is 
accepted that some economic benefits would arise from the proposed 
development. The economic benefits associated with the construction phase of the 
proposed development would be temporary. Additional household spending would 
be benefits in perpetuity. Based on the information provided in this case, it is 
considered that moderate weight should be applied to the economic benefits of the 
proposed development within the planning balance.

8.13. Impacts on Infrastructure

8.13.1. The proposed development, by virtue of its scale and nature, will generate 
demand for, and therefore have impacts on, social infrastructure, including 
education, youth provision, libraries, health facilities, open space and play space, 
sports facilities, and community facilities. This is evident in this case from 
consultation responses outlined earlier in this report. Policy 143B of the Local Plan 
1994 requires planning applications to include within them provision for the 
infrastructure consequences of development. A number of SSPNP Policies set out 
Neighbourhood Plan level policy requirements in relation to provision / mitigation 
of: Bus services and community transport (S13); Provision for walking, cycling and 
horse-riding (S14), Improving the bridleway network (S15), Community facilities 
(S16), and Leisure Facilities for Children and Teenagers (S17); that are relevant in 
this regard.

8.13.2. The NPPF sets out that local planning authorities should consider whether 
otherwise unacceptable development could be made acceptable through the use 
of conditions or planning obligations, which are routinely sought to mitigate the 
impact of development on physical and social infrastructure, as well as to secure 
affordable and other forms of specialist housing.

8.13.3. Para 57 of the NPPF states that planning obligations should only be sought where 
they meet all of the following tests, also set out in Regulation 122 of the 
Community Infrastructure Levy Regulations 2010 (as amended) (CIL Regs); that 
they are:

i.i. Necessary to make the development acceptable in planning terms

ii. Directly related to the development; and

iii. Fairly and reasonably related in scale and kind to the development.



8.13.4. The Council has not adopted a Community Infrastructure Levy and therefore 
where a planning obligation is proposed for a development this can be dealt with 
by way of a s106 that is compliant with the requirements of the aforementioned 
CIL Regulations.

8.13.5. The Heads of Terms for the s106 have been agreed with the applicant and a draft 
s106 is currently being prepared. These Heads of Terms reflect 
contribution/obligation requests made by consultees to mitigate the impacts of the 
development on social infrastructure and are as follows:

 Affordable Housing

o 40% of the Dwellings shall be constructed for Affordable Housing.

o A ratio of 2:1 Affordable Rented Housing to Shared Ownership 
Housing (or such other tenure mix as may be agreed with the 
Council).

 Self-Build and Custom Housebuilding

o 5% of the Dwellings shall be made available as Self-Build and Custom 
Housebuilding Plots.

 Primary Education

o Towards the expansion of Killigrew Primary School and/or provision 
serving the development.

 Secondary Education

o Towards the expansion of Marlborough School and/or provision 
serving the development.

 Special Educational Needs and Disabilities

o Towards the delivery of new Severe Learning Difficulty (SLD) special 
school places (WEST), through the relocation and expansion of 
Breakspeare School and/or provision serving the development.

 Youth Service

o Towards the re-provision of the St Albans Young People’s Centre in a 
new facility and/or provision serving the development.

 Library Service

o Towards increasing the capacity of St Albans Central Library and/or 
provision serving the development.

 Sustainable Transport Contribution

o The sum of £6,826 per dwelling towards the off-site works / mitigation 
(s278) identified in the planning conditions, funding of the Travel 
Plan (measures and monitoring), and associated schemes for active 
travel betterment identified in the County Council’s Local Transport 
Plan.

o The monies will in the first instance be used to fund Travel Plan 
(measures and monitoring) and off-site works identified in the 
planning conditions, providing active travel betterment in the vicinity 
of the site for new and existing residents.

o Any unspent contribution will be payable to the Highway Authority who 
will distribute the monies to the associated schemes identified in the 
County Council’s Local Transport Plan and it’s supporting 
documents, South Central Hertfordshire Growth & Transport Plan.



 County Council Monitoring Fee

o The sum of £340 (adjusted for inflation against RPI from July 2021) 
per relevant trigger.

 Open Space Provision

o To deliver the on-site Open Space in accordance with the approved 
Open Space Scheme, Open Space Programme, and Open Space 
Management Scheme.

 National Health Service Contributions

o The sum of £122,740 for primary care, with the focus of the money to 
be on Midway Surgery’s extension and improvement. This developer 
contribution figure is however a calculation only.  The final payment 
will be based on the actual dwelling unit mix and the inclusion of 
indexation.

o The sum of £25,009 for additional ambulance services to support the 
population arising from the development. As with the bullet point 
above, the final figure may need to be updated to reflect the actual 
dwelling unit mix and the inclusion of indexation. 

 Biodiversity Net Gain 

o Not to commence the Development until the Biodiversity Onsite 
Compensation Scheme (to deliver an on-site Biodiversity Net Gain of 
not less than 10%) and Biodiversity Monitoring Schedule has been 
submitted to and approved by the Council (such approval not to be 
unreasonably withheld or delayed).

8.13.6. There is justification for the contribution requests provided by the relevant 
consultees in their responses; in summary the above contributions and other 
measures can be justified against the relevant tests found in the Regulations and 
NPPF as follows:

(i) Necessary to make the development acceptable in planning terms. 

Recognition that contributions should be made to mitigate the impact of 
development are set out in planning related policy documents. The NPPF states 
“Local planning authorities should consider whether otherwise unacceptable 
development could be made acceptable through the use of conditions or planning 
obligations.” Conditions cannot be used cover the payment of financial 
contributions to mitigate the impact of a development. The National Planning 
Practice Guidance (NPPG) states: “No payment of money or other consideration 
can be positively required when granting planning permission.” The development 
plan background supports the provision of planning contributions. The provision of 
community facilities, mitigation of ecological impacts and promotion of sustainable 
modes of transport are matters that are relevant to planning. The contributions and 
measures sought will ensure that additional needs brought on by the development 
are met, and other matters suitably mitigated. To secure the affordable housing in 
perpetuity and to secure the provision of the biodiversity, self-build and open 
space related measures would be necessary to make the development 
acceptable, were the planning balance such that it was found that the resultant 
benefits would clearly outweigh the harms (in relation to the NPPF para 148 
planning balance).

(ii) Directly related to the development. 



The occupiers of new residential developments will have an additional impact 
upon local services. The financial contributions sought are based on the size, type 
and tenure of the individual dwellings comprising this development following 
consultation with the service providers and will only be used towards services and 
facilities serving the locality of the proposed development and therefore, for the 
benefit of the development's occupants. The securing of the proposed affordable 
and self-build housing is related to the development, noting that this is what the 
development proposes. The on-site provision of open space, and the ecological 
and highways and sustainable transport related mitigation is directly required as a 
result of the proposed development, forms part of the development proposed, and 
is directly related to the development. The affordable housing provision reflects the 
development proposed here. The off-site contributions sought in this case are 
directly related to the development in this case to ensure that sufficient capacity 
within community infrastructure can be provided to serve the future development.

(iii) Fairly and reasonably related in scale and kind to the development. 

The requested financial contributions were calculated according to the size, type 
and tenure of each individual dwelling comprising the proposed development 
(based on the person yield), using appropriate toolkits / formulae as appropriate, 
and are therefore considered to be fairly and reasonably related in scale and kind 
to the development. The measures to mitigate impacts in terms of sustainable 
transport improvements, other highway-related measures, provision of additional 
social infrastructure and ecological enhancements; are not excessive in scale and 
are primarily required to mitigate impacts of the development; and are considered 
to be fairly and reasonably related in scale and kind to the development. The 
affordable housing and self-build obligations are in line with what has been applied 
for in this case. 

8.13.7. Noting the above discussion, it is considered that the contributions and other 
measures listed above meet the relevant tests in Regulation 122 of the Community 
Infrastructure Levy Regulations 2010 (as amended), referenced in para 57 of the 
NPPF, and the applicable Local Plan and SSPNP policies.

8.13.8. Officers are aware of the judgement in R (University Hospitals of Leicester NHS 
Trusts) v Harborough District Council [2023] EWHC 263 (Admin). In the light of the 
issues raised in the legal judgement Officers have been in discussions with the 
NHS regarding this case and the contributions they are seeking. The NHS 
Hertfordshire and West Essex Integrated Care Board explained that the majority of 
NHS funding set by Government through the Spending Review process is 
allocated for the NHS’ day to day running costs, education and training of current 
and future health staff and local government health services. Therefore, the NHS 
will seek s106 funding from new developments to allow for capital investment to 
assist in mitigating the impact such developments will have on NHS services. 
Additional correspondence was also received from the NHS explaining in more 
detail why the contributions being sought for primary healthcare and the 
ambulance service are required. On this basis, Officers are content that the 
requested NHS contributions meet the aforementioned relevant legislative and 
policy tests.

8.13.9. During the course of the application, a request for contributions from St Stephen 
Parish Council through the District Council’s Community Services team was 
received. This request sought contributions for play areas (for Park Street 
Recreation Ground), parks and open spaces (for Park Street Recreation Ground) 
and leisure and cultural centres (for Park Street Pavillion). However, the response 
failed to detail why the contributions sought were necessary to make the 
development acceptable in planning terms, directly related to the development, or 
fairly and reasonably related in scale and kind to the development. Officers have 



chased this up several times, but without an adequate justification, the 
contributions would not meet the requirements within the relevant Regulations, 
and cannot therefore be sought in this case. 

8.13.10. The applicants have advised that they would be open in-principle to enter 
into a s106 agreement containing planning obligations to secure the contributions / 
measures as set out above, and discussions / negotiations are regarding the draft 
agreement are ongoing in this regard with the relevant parties.

8.13.11. It is recommended that a period of six months from the date of the committee 
resolution is allowed for to complete this s106 agreement. It is noted that there 
have been some resourcing issues that have led to delays in the finalisation of 
s106 agreements – should such a situation occur in this case, it is recommended 
that it be resolved for the Development Manager to agree in consultation with the 
Chair of the Planning Development Management Committee an extended period 
of time to allow for the completion of the legal agreement and for the decision to 
be issued. 

8.14. Recent Planning Decisions of Relevance

8.14.1. There are a number of recent planning decisions within the District and beyond for 
housing on Green Belt land. The applicant has drawn the Councils attention to 
recent decisions where housing has been approved in the Green Belt, and these 
are referenced in the ‘Relevant Planning History’ section above. Previous 
decisions can be material considerations, and it is noted that the context for 
assessing housing applications in the Green Belt changed with the approval at 
appeal of the ‘Bullens Green Lane’ application (5/2020/1992) in 2021, such that 
applications at Land to the Rear of 112 to 156b Harpenden Road, and at Orchard 
Drive (Refs 5/2021/0423 and 5/2021/2730 respectively) were subsequently 
recommended by officers for approval. Weight has been applied to previous 
decisions as appropriate but ultimately, each application must be considered on its 
merits having regard to prevailing policy and all material considerations, which has 
been the approach taken here. Whilst the applications to the north and south of 
Chiswell Green Lane were refused by the Council, these applications are the 
subject of appeals which have been ‘called in’ by the Secretary of State and 
remain undetermined at the time of writing. 

8.15. Other Matters 

Consultation Responses

8.15.1. Many of the consultation responses received on this application have been 
considered in the above discussion. However, the remaining responses are 
considered in this section of the report.

8.15.2. The comments of Affinity Water are noted, in particular that the application site is 
located in a Groundwater Source Protection Zone corresponding to a public water 
supply pumping station, and that the site is located above historic landfill. To this 
end, it is recommended that the conditions suggested by Affinity Water are 
included with a grant of planning permission in this case. Other comments made 
by Affinity Water can also be dealt with by way of informative.

8.15.3. Related to this, the Council’s Land Contamination Officer has commented on the 
application that there is the potential for on-site and off-site contamination which 
could adversely impact future site users and the wider environment. Conditions 
are therefore recommended in this case in the interests of protecting human health 
and the quality of groundwater.

8.15.4. The comments of the Environment Agency can be dealt with by way of 
informative.



8.15.5. RAB acting for the Council instead of the LLFA, following receipt of additional 
information, advises that the development would be acceptable provided a 
drainage condition is included with a grant of permission. As such, it is 
recommended their recommended condition is included in this case.

8.15.6. Noting the comments of the HCC Water Officer, it is recommended that a 
condition securing fire hydrants is included in this case.

8.15.7. The noise conditions relating to dwellings and the informatives recommended by 
Environmental Compliance are considered to be appropriate in this case, and 
should be included with a grant of planning permission.

8.15.8. The comments of the Herts and Middlesex Wildlife Trust are noted, albeit it is 
considered that ecological matters are fully considered in the report above.

8.15.9. Thames Water’s comments are noted, albeit following the submission of additional 
information, it would appear that Thames Water are no longer requiring a foul 
water related condition. Other comments made by Thames Water can be included 
as informatives.

8.15.10. The comments received from waste management are noted, albeit layout 
matters would be considered in full detail at reserved matters stage.  

8.15.11. The comments of Herts Police, British Pipeline Agency, HSE, Natural 
England, and Planning Enforcement are noted in this case. Given their comments 
however, it is not considered any conditions or informatives are required in this 
case. 

Neighbourhood Plan

8.15.12. Many of the relevant policies within the SSPNP are considered in the above 
discussion, particularly in relation to landscape and ecological impacts. 

8.15.13. In relation to Policy S2, the final dwelling mix of the development would be 
for consideration at reserved matters stage and can be required by way of 
condition. Detailed design considerations would also be assessed at reserved 
matters stage.

8.15.14. The submitted Planning Statement Addendum specifically addresses Policy 
S4 alongside other policies. The addendum explains that the nearest listed 
building to the application site is at 52 Park Street, located around 350m south of 
the application site. The application site is not within a Conservation Area. The 
Historic Environment Record shows two records located in the area (being a now 
demolished sewage works used as a caravan, and faint cropmarks near 
Tippendell Lane). Given this, it is considered that the proposed development 
would be in accordance with Policy S4. As noted above, archaeological conditions 
are recommended to be included with a grant of planning permission.

8.15.15. Arguably, given the nature of the proposed development, Policy S12 is not 
overly relevant in this case. Nevertheless, the highways section above considers 
active travel measures, and in this regard it is considered that the relevant aims of 
this policy are met. 

8.15.16. In respect of Policy S13, the HA comments on this policy are noted:

“This policy requires new major developments to seek S106 contributions towards 
public transport improvements. The LHA has made such requests through initially 
S278 proposals, however any remaining monies shall look to provide funding to 
wider improvement schemes as captured in the Growth & Transport Plan, which 
includes public transport projects.”

8.15.17. Contributions can only be sought where the relevant statutory tests are met 
as noted above. Given the HA’s comments, as improvements are being sought 



through the S106 and S278 processes for a range of sustainable transport and 
highway mitigation measures, Officers are content that the proposed development 
would be acceptable in highways terms. There would be improvements to 
highways and transport infrastructure associated with the development. To this 
end, it is considered that in a broad sense Policy S13 is complied with, as there is 
the potential for improvements to be made to bus services and community 
transport.

8.15.18. In response to Policy S24 of the SSPNP, the applicant advises that there is 
an intention for superfast broadband to be provided on-site and will be discussed 
with utility providers at detailed design stage. Otherwise, suitable ducting will be 
provided. Officers consider this is sufficient given the requirements of the policy, 
and can be appropriately secured by way of condition.

Matters raised in representations

8.15.19. Many of the points raised in representations received from the public on this 
application have been considered in the discussion above. Whilst the majority of 
comments object to the proposed development, it is noted that some comments in 
support of the application have also been received. A number of representations 
were received raised concerns which are not considered to be material planning 
considerations e.g. impact on house prices and developer profitability, and have 
therefore not been taken into account in the determination of the application. 

8.15.20. In respect of the comments made in relation to the principle of development, 
it is accepted that the proposal represents an inappropriate form of development in 
the Metropolitan Green Belt, albeit the following planning balance section of this 
report considers whether any very special circumstances exist in this case which 
would outweigh the harm caused by the development. Conflict with the 
development plan is also considered in the planning balance section of this report.

8.15.21. Various comments have been made that other sites exist for development 
that would be preferential to this one. However, such assertions are made without 
convincing supporting evidence and in any event each application falls to be 
determined on its own merits.  

8.15.22. In respect of highways and transport concerns, the main concerns received 
relate to the increase in traffic caused by the development on a road which is 
already experiencing queues and congestion (particularly on the approach to Park 
Street Roundabout). However, these matters are addressed in detail above, and 
particularly given the active travel measures proposed/sought in this case, it is 
considered that the proposed development would be acceptable. It is not 
considered that the proposed development would lead to unacceptable highway 
safety issues, and in particular it is noted that the Highway Authority did not raise 
specific concerns in respect of emergency vehicle access. 

8.15.23. Officers furthermore consider that the application site is in close proximity to 
good public transport links, including bus services along Watling Street and railway 
services from Park Street Railway Station. It is acknowledged that whilst the 
services provided may not be the most frequent, they nevertheless represent good 
alternatives to the necessary use of private vehicles. Officers would also argue 
that a way to improve public transport frequency is to increase patronage of the 
services, which the new future residents of this site may assist in achieving if the 
application is allowed. 

8.15.24. In respect of landscape and visual impacts, it is accepted that the visual 
appearance of the application site would change as a result of the proposed 
development. However, it is considered that the site could be developed in a way 
where the appearance of the scheme would nonetheless be acceptable, with the 
reserved matters process providing an opportunity to further consider any such 



impacts. The density of the scheme is considered to be acceptable in this case, 
and as noted above the landscape impact of the scheme is also considered to be 
broadly acceptable.  

8.15.25. The ecological and drainage concerns raised are noted, but have considered 
in the above report, and the impact of the development is considered to be 
acceptable subject to the imposition of suitably worded conditions. Biodiversity Net 
Gain measures can be required in the S106 agreement. 

8.15.26. It is accepted that the proposed development would result in some impact 
upon the local social and community infrastructure, and as such a number of 
planning contributions/obligations are sought as set out above. Comments were 
made in respect of the cumulative impact of development, however, it is not clear 
which other developments these concerns are specifically made in relation to. In 
any event each application falls to be determined on its own merits. Whilst the 
nearby petrol station shop may not fulfil all the needs of future residents, it is 
nonetheless considered that it could be used to obtain day-to-day goods if needed. 

8.15.27. Amenity concerns are noted, albeit as noted above many of these can be 
considered in more detail at reserved matters stage. A comment was made that 
the proposal would impact upon security, and officers would note that the fear of 
crime can sometimes constitute a material planning consideration. However, to be 
given weight, there usually needs to be a sound basis underpinning such 
concerns. It is not clear that such a basis would exist in this case, particularly 
noting the responses received from the Crime Prevention Design Advisor at 
Hertfordshire Constabulary. 

8.15.28. Concerns were raised that the proposed development would impact upon the 
adjacent Gypsy and Traveller community, and if granted would adversely impact 
their Human Rights. However, it is not clear how their Human Rights would be 
adversely impacted in this case, as the Gypsy and Traveller site falls outside the 
application site red line boundary, and would not result in the adjacent site having 
to close or be relocated. Amenity impacts on the adjacent Gypsy and Traveller site 
can be further considered at reserved matters stage as appropriate in the event of 
an approval. 

8.15.29. Comments were raised that if the application is granted, future residents will 
be able to use their permitted development rights to further impact the amenities 
enjoyed by existing residents. 

8.15.30. It is not considered that the determination of this application would set a 
precedent in itself, as every application falls to be determined on its own merits. 
The planning history of the site is noted, albeit the 2014 application (5/2014/0316) 
was not for the same application site and proposed a difference scheme in any 
event. 

8.15.31. Comments were received concerned about the loss of agricultural land and 
resultant food security concerns. Loss of agricultural land is considered above and 
some harm has been identified by Officers. However, it is not considered that the 
impact the proposed development would have on food security would be harmful. 
The findings of the Inspector in appeal APP/G2713/W/23/3315877 are noted, 
where it was found that there is no food security problem in the country and the 
level of food production is good.

8.15.32. It is acknowledged the Council has agreed there is a climate change 
emergency. However, until the adoption of a new local plan, the Council is reliant 
on determining planning applications in line with the current development plan and 
national planning policy. The conformity of the proposal with these matters is 
considered in the planning balance section of this report. 



8.15.33. Comments have been received arguing that the Council’s consultation 
process is flawed and leaves the Council open to legal challenge. However, in this 
case, the Council has consulted on the application in line with its Statement of 
Community Involvement. Officers have also reviewed every comment received on 
the application, and taken into account all of those which raise material planning 
considerations in the determination of the application. Officers consider this report 
deals with the main issues raised in the representations received. Members are 
reminded that all of the representations received on the application can be 
provided by Officers, and the majority of the comments received can be viewed on 
the Council’s website, should they wish to review the representations received in 
more detail.

Other Matters

8.15.34. The Council undertook a Screening Opinion for the application in line with 
the Town and Country Planning (Environmental Impact Assessment) Regulations 
2017 (as amended) on 24/06/2022. It was concluded that an Environmental 
Statement was not required for the development proposed.

8.16. Planning Balance

8.16.1. An assessment of the planning balance, in the context of paragraphs 11 and 148 
of the NPPF is not a mathematical exercise. Rather, it is a series of planning 
judgments based on the merits or otherwise of each individual case. As set out in 
the ‘Principle’ section above, paragraphs 147 and 148 provide the fundamental 
policy test within which this application falls to be assessed; as follows: 

“147. Inappropriate development is, by definition, harmful to the Green Belt and 
should not be approved except in very special circumstances.

148. When considering any planning application, local planning authorities should 
ensure that substantial weight is given to any harm to the Green Belt. ‘Very special 
circumstances’ will not exist unless the potential harm to the Green Belt by reason 
of inappropriateness, and any other harm resulting from the proposal, is clearly 
outweighed by other considerations.”.”

8.16.2. This means that the proposed development should not be approved unless the 
potential harm to the Green Belt by reason of inappropriateness, and any other 
harm resulting from the proposal, is clearly outweighed by other considerations. 

8.16.3. This balancing exercise is set out below, and is informed by the previous sections 
of this report above:

 Substantial weight is given to the harm caused by inappropriateness, as 
required in NPPF para 148.

8.16.4. There is additional harm identified to which, cumulatively, very substantial weight 
is given, due to:

 The harm the proposal would cause to the openness of the Green Belt is 
afforded very substantial weight.

 Harm to the purposes of including land within the Green Belt, noting the 
discussion at 8.3.17 above, is afforded moderate weight. 

 The introduction of built form across the existing fields would cause some 
harm in respect of both landscape and visual effects, to which limited to 
moderate weight is given. 

 The loss of agricultural land, which includes round 0.67ha of Grade 3a land. 
Some limited weight is given to this harm.  

8.16.5. The ‘other considerations’ weighing in favour of the development consist of:



 The provision of up to 95 homes, is afforded very substantial weight, 
particularly in light of the housing land supply shortfall present in the 
District.

 The provision of 40% affordable housing is afforded very substantial weight.

 The provision of self-build plots is afforded substantial weight. 

 Provision of public open space and children’s play space. Some limited 
positive weight is given to this provision.

 The provision of at least 10% biodiversity net gain. Limited weight is given to 
this provision.

 The economic benefits of the proposed development, as set out at section 
8.12 of this report. Moderate weight is given to these benefits.

8.16.6. Taking the above points into account, it is considered that the potential harm to the 
Green Belt by reason of inappropriateness, and the other harm resulting from the 
proposal set out above is clearly outweighed by other considerations.

8.16.7. Other potential impacts in relation to other planning considerations could be 
suitably mitigated through the use of planning conditions or obligations in the event 
of a grant of planning permission, such as to weigh neutrally in the planning 
balance, with no weight given to them either positively or negatively. 

8.17. Conclusions

8.17.1. Each application for planning permission is unique and must be treated on its own 
merits. In this particular case, taking the above discussion into account, it is 
considered that as a matter of planning judgement, the “other considerations” set 
out above clearly outweigh the harm to the Green Belt and any other harm. In 
accordance with paragraph 148 of the NPPF, it follows that very special 
circumstances exist. As such, and in light of the above discussion, the proposal 
would accord with the St Albans and District Local Plan Review 1994, the St 
Stephen Neighbourhood Plan and the National Planning Policy Framework 2021 
and planning permission should be granted.

9.9. Comment on Town/Parish Council/District Councillor Concern/s

9.1.1. In respect of the call-in by former Councillor Richard Curthoys and response of St 
Stephens Parish Council, as set out above very special circumstances are 
considered to exist in this case which outweigh harm to the Green Belt and any 
other harm, such that in the view of Officers planning permission should be 
granted. It is not considered that the proposal would result in coalescence with St 
Albans and the proposal is considered to be acceptable in terms of highway 
safety. 

10. Reasons for Grant

12.1. The site is situated in the Metropolitan Green Belt (Local Plan Review Policy 1). 
The proposed development comprises inappropriate development, for which 
permission can only be granted in very special circumstances, these being if the 
harm to the Green Belt and any other harm is clearly outweighed by other 
considerations (Paragraph 148 of the National Planning Policy Framework 2021). 
In this case, the harm relates to harm to the Green Belt openness and conflict with 
the purposes of including land within the Green Belt. The harm also relates to 
landscape character and the loss of agricultural land. The benefits include the 
provision of housing, affordable housing and self-build housing, the provision of 
open space and play space, the commitment to 10% BNG and economic benefits. 
These other considerations are considered to clearly outweigh the harm to the 
Green Belt in this particular case. There are no technical objections to the 



application. The access is considered safe and appropriate. The impacts of the 
development can be appropriately mitigated by way of planning conditions and 
obligations in a s106 agreement.

EQUALITY AND HUMAN RIGHTS CONSIDERATIONS 

Consideration has been given to Articles 1, 6, 8, 9, 10 and 14 of the First Protocol of the 

European Convention on Human Rights. It is not considered that the decision would result 

in a violation of any person’s rights under the Convention. 

When considering proposals placed before the Council as Local Planning Authority, it is 

important that it is fully aware of and has themselves rigorously considered the equalities 

implications of the decision that they are taking. Therefore, rigorous consideration has 

been undertaken by the Council as the Local Planning Authority to ensure that proper 

appreciation of any potential impact of the proposed development on the Council's 

obligations under the Public Sector Equalities Duty. 

The Equalities Act 2010 requires the Council when exercising its functions to have due 

regard to the need to (a) eliminate discrimination, harassment, victimisation and other 

conduct prohibited under the Act; (b) advance equality of opportunity between persons 

who share a relevant protected characteristic and persons who do not share it and (c) 

foster good relations between persons who share protected characteristics under the 

Equality Act and persons who do not share it. The protected characteristics under the 

Equality Act are: age; disability; gender reassignment; marriage and civil partnership; 

pregnancy and maternity; race; religion and belief; sex and sexual orientation. 

It is considered that the decision has had regard to this duty. The development would not 

conflict with either St Albans City and District Council's Equality Policy and would support 

the Council in meeting its statutory equality responsibilities.

RECOMMENDATION: Conditional Permission Decision Code: A1A1

13. Conditions

1.1. Details of the appearance, landscaping, layout, and scale, (hereinafter 
called, the reserved matters) shall be submitted to and approved in writing by the 
Local Planning Authority before any development begins and the development 
shall be carried out as approved.

REASON Matters not particularised in the application are reserved for 
subsequent approval by the local planning authority. To comply with Section 92(1) 
of the Town and Country Planning Act 1990.

2.2. Application for approval of the reserved matters shall be made to the Local 
Planning Authority before the expiration of three years from the date of this 
permission.

REASON To comply with the requirements of Section 92 of the Town and 
Country Planning Act 1990.

3.3. The development hereby permitted shall be begun before the expiration of 
two years from the date of approval of the last of the reserved matters to be 
approved, whichever is the later.

REASON To comply with the requirements of Section 92 (2) of the Town and 
Country Planning Act 1990



4.4. The development hereby permitted shall be carried out in accordance with 
the following approved plans: 82-01 C, PP-01 F, 5153233-ATK-GEN-PRKST-DR-
C-000001_P1.5 (located within the Transport Assessment dated 14 January 
2022).

REASON For the avoidance of doubt and in the interests of proper planning.

5.5. Details shall be submitted as part of an application seeking approval of scale 
at reserved matters stage showing existing land levels and proposed slab levels 
for each proposed dwelling/building.

REASON So as to ensure that the visual impact of the development is 
acceptable, in accordance with Policies 1 and 69 of the St Albans District Local 
Plan Review 1994, Policy S5 of the St Stephen Parish Neighbourhood Plan 2022, 
and the National Planning Policy Framework.

6.6. Full details of the proposed housing mix, including a breakdown of unit sizes 
and tenure, should be submitted as part of application(s) for reserved matters 
approval as required by Condition 1.

REASON To ensure a suitable dwelling mix at the site in accordance with Policy 
70 the St Albans District Local Plan Review 1994 and Policy S2 of the St Stephen 
Parish Neighbourhood Plan.

7.7. No development-related works shall take place within the site until a written 
scheme of archaeological work (WSI) has been submitted to and approved in 
writing by the Local Planning Authority. This scheme shall include a programme of 
initial trial trenching followed if required by open area excavation, followed by off-
site work such as the analysis, publication, and archiving of the results, together 
with a timetable for completion of each element. All works shall be carried out and 
completed in accordance with the approved scheme, unless otherwise agreed in 
writing by the Local Planning Authority. This must be carried out by a professional 
archaeological consultant or organisation in accordance with the agreed written 
scheme of investigation.

REASON To ensure adequate opportunity is provided for archaeological 
research on this historically important site. To comply with the National Planning 
Policy Framework paragraph 205. To ensure the appropriate identification, 
recording and publication of archaeological and historic remains affected by the 
development.

8.8. Following the completion of the fieldwork and if needed the post-excavation 
assessment in Condition 7, appropriate resources will be agreed with the Local 
Planning Authority for the post-excavation project generated by the archaeological 
WSI in Condition 7. This will include all necessary works up to and including an 
appropriate publication and archiving and will include an agreed timetable and 
location for that publication.

REASON To ensure adequate opportunity is provided for archaeological 
research on this historically important site. To comply with the National Planning 
Policy Framework paragraph 205. To ensure the appropriate publication of 
archaeological and historic remains affected by the development.

9.9. As part of applications seeking approval of landscaping and layout at 
reserved matters stage, detailed planting plans shall be submitted in relation to 
additional tree planting along the western site boundary.



REASON So that the landscape and visual impact of the development is 
acceptable. To ensure that adequate tree planting can be provided on the 
application site, which can effectively mitigate the visual harm arising from the 
development, and create a stronger defensible edge to the application site. So as 
to ensure that the visual impact of the development is acceptable, in accordance 
with Policies 1 and 74 of the St Albans District Local Plan Review 1994, Policy S5 
of the St Stephen Parish Neighbourhood Plan 2022, and the National Planning 
Policy Framework.

10. This permission does not extend to destroy, fell, lop or top the existing trees 
which are inside or outside the application site and which have been shown to be 
retained.  These trees shall be protected during the implementation of the 
development in accordance with the recommendations set out in BS 5837 and any 
supplementary protection requested by the Local Planning Authority.  Before 
excavation can commence, drawings shall be submitted to the Local Planning 
Authority giving details of the method of excavation, type of foundation proposed 
for the buildings and indicating how the roots of these trees shall be protected.  No 
construction works shall commence until such drawings have been approved in 
writing by the Local Planning Authority.

REASON To protect existing trees during the course of construction works in 
order to ensure that the character and amenity of the area are not impaired.  To 
comply with Policy 74 of the St. Albans District Local Plan Review 1994.

11. No development shall take place until a Site Waste Management Plan 
(SWMP) for the site has been submitted to and approved in writing by the Local 
Planning Authority. The SWMP should aim to reduce the amount of waste being 
produced on site and should contain information including estimated and actual 
types and amounts of waste removed from the site and where that waste is being 
taken to. The development shall be carried out in accordance with the approved 
SWMP.

REASON This is a pre-commencement condition to promote sustainable 
development and to ensure measures are in place to minimise waste generation 
and maximise the on-site and off-site reuse and recycling of waste materials, in 
accordance with Policy 12 of the Hertfordshire Waste Core Strategy and 
Development management Policies document.

12. A Construction and Environment Management Plan (CEMP) shall be 
submitted as part of application(s) for reserved matters approval, as required by 
Condition 1. The CEMP will need to formalise the proposals set out within the 
Preliminary Ecological Appraisal in respect of the practicalities of undertaking any 
works in the context of safeguarding biodiversity. A site walkover survey should 
also be provided as part of the CEMP.

REASON To maximise the on-site mitigation for biodiversity impact, in line with 
the requirements of the NPPF.

13. A Landscape and Ecological Management Plan (LEMP) shall be submitted 
as part of application(s) for reserved matters approval, as required by Condition 1 
and include:

a) A description of the objectives;

b) Details of habitats retained and created;

c) Maintenance of habitat/feature creation measures in the long term (30 years) 
and those responsible for implementation, delivery and management;



d) Lighting strategy (detailing how the ecological impact of light pollution will be 
minimised); 

e) Details of monitoring and potential mechanism for remedial measures to ensure 
habitat expectations are met.

f) Details (type and location) of integrated bat boxes and bird (swift) boxes to be 
included in the proposal;

g) Details of hedgehog highways between gardens;

h) Details of reptile hibernacula or other ecological features proposed within the 
site;

i) Details of the legal and funding mechanism(s) by which the long-term 
implementation of the plan will be secured;

The LEMP should cover all landscape areas within the site, other than small 
privately owned domestic gardens, unless specifically required in any of the 
criteria listed above.

REASON To maximise the on-site mitigation for biodiversity impact, in line with 
the requirements of the NPPF.

14. No development shall commence until full details (in the form of scaled plans 
and / or written specifications) have been submitted to and approved in writing by 
the Local Planning Authority to illustrate the following on-site arrangements: i) 
roads, foot/cycleways; ii) foul and surface water drainage; iii) visibility splays; iv) 
access arrangements; v) parking provision in accordance with adopted standard; 
vi) loading areas; vii) turning areas.

REASON To ensure suitable, safe and satisfactory planning and development of 
the site in accordance with Policy 34 of the St Albans District Local Plan Review 
1994.

15. Prior to the first occupation of the development hereby permitted the 
vehicular access shall be provided and thereafter retained at the position shown 
on the approved plan drawing number (Drawing No.5153233-ATK-GEN-PRKST-
DR-C-000001_P1.5 - located within the Transport Assessment dated 14 January 
2022). Prior to the first use of the development hereby permitted arrangement 
shall be made for surface water to be intercepted and disposed of separately so 
that it does not discharge onto the highway carriageway.

REASON To ensure satisfactory access into the site and avoid the carriage of 
extraneous material or surface water onto the highway in accordance with Policy 
34 of the St Albans District Local Plan Review 1994.

16. (Part A) Notwithstanding the details indicated on the submitted drawings no 
on-site works above slab level shall commence until a detailed scheme for the 
offsite highway improvement works has been submitted to and approved in writing 
by the Local Planning Authority. This should include the provision of a Road Safety 
Audit. For the avoidance of doubt the obligations to provide all offsite works are to 
be contained within highways land only and include, but are not limited to: - 

o A toucan or tiger parallel crossing to the north of the proposed site access 
junction; 



o Upgrading of footway on the eastern side of Watling Street from the proposed 
toucan or tiger parallel crossing to connect with the existing segregated footway / 
cycleway at Park Street Roundabout leading to St Albans; 

o Upgrading of the footway along the frontage of the site to a segregated footway / 
cycleway on the western side of Watling Street between the proposed toucan or 
tiger parallel crossing and using reasonable endeavours to upgrade the surface of 
the footway that links with Park Street Station; and 

o Upgrading of the bus stops located on both sides of Watling Street to the north 
of the site to provide shelter, seating, real time passenger information and kassel 
kerbs. 

(Part B) No dwellings within the scheme hereby permitted shall be occupied until 
the offsite highway improvement works referred to in Part A of this condition have 
been completed in accordance with the approved details; unless an alternative 
timeframe has been otherwise agreed in writing with the Local Planning Authority.

REASON To ensure construction of a satisfactory development and that the 
highway improvement works are designed to an appropriate standard in the 
interest of highway safety and amenity and in accordance with Policies 34 and 35 
of the St Albans District Local Plan Review 1994.

17. No works shall commence until detailed design drawings and a scheme 
outlining timescales for delivery are submitted and approved in writing by the Local 
Planning Authority that show the provision of the two active travel accesses, being:

a) North of the Site to Watling Street: -

This access point will provide a direct link from the site to the proposed toucan or 
tiger parallel crossing on Watling Street;

b) Centre of the site to Watling Street:

This access point will provide a direct link from the site to the cycleway beside 
Watling Street towards Park Street Station

The accesses stated above must be completed and available for use in 
accordance with the approved design details and the scheme outlining timescales 
for delivery.

REASON To ensure construction of a satisfactory development and to promote 
sustainable development in accordance Policies 34 and 35 of the St Albans 
District Local Plan Review 1994 and the National Planning Policy Framework.

18. Prior to the first occupation of the development hereby permitted a scheme 
for the parking of cycles including details of the design, level and siting of the 
proposed parking shall be submitted to and approved in writing by the Local 
Planning Authority. The scheme must be designed in line with the cycle parking 
standards contained in the DfT's Cycle Infrastructure Design LTN1/20. The 
scheme shall also outline a timescale for delivery of the aforementioned 
requirements. Development shall thereafter proceed in accordance with the 
approved scheme, and the cycle parking provision shall be retained in perpetuity 
for this purpose.

REASON To ensure the provision of adequate cycle parking that meets the 
needs of occupiers of the proposed development and in the interests of 
encouraging the use of sustainable modes of transport in accordance with Policies 



34 and 39 of the St Albans District Local Plan Review 1994 and the National 
Planning Policy Framework.

19. No development shall commence until vehicle swept path movements plans 
are provided for the following:

a. a large car accessing all car parking spaces allotted to both housing and visitor 
parking bays;

b. a fire tender vehicle accessing the site in a forward gear to all properties within 
the boundary of the internal road layout (once detailed under Condition 14); and

c. a refuse vehicle accessing all properties and being able to safely and within a 
legal distance of residents bin collection points for a vehicle of dimensions 
L:10.875m x W:2.5m.

REASON To ensure suitable, safe and satisfactory planning and development of 
the site in accordance with Policy 34 of the St Albans District Local Plan Review 
1994 and the National Planning Policy Framework.

20. No development shall commence until a Construction Management Plan has 
been submitted to and approved in writing by the Local Planning Authority. 
Thereafter the construction of the development shall only be carried out in 
accordance with the approved Plan. The Construction Management Plan / 
Statement shall include details of:

a. Construction vehicle numbers, type, routing;

b. Access arrangements to the site;

c. Traffic management requirements

d. Construction and storage compounds (including areas designated for car 
parking, loading / unloading and turning areas);

e. Siting and details of wheel washing facilities;

f. Cleaning of site entrances, site tracks and the adjacent public highway;

g. Timing of construction activities (including delivery times and removal of waste) 
and to avoid school pick up/drop off times;

h. Provision of sufficient on-site parking prior to commencement of construction 
activities;

i. Post construction restoration/reinstatement of the working areas and temporary 
access to the public highway;

j. where works cannot be contained wholly within the site a plan should be 
submitted showing the site layout on the highway including extent of hoarding, 
pedestrian routes and remaining road width for vehicle movements.

REASON In order to protect highway safety and the amenity of other users of 
the public highway and rights of way in accordance with Policy 34 of the St Albans 
District Local Plan Review 1994 and the National Planning Policy Framework.

21. No works involving excavations (e.g. piling or the implementation of a 
geothermal open/closed loop system) shall be carried until the following has been 
submitted to and approved in writing by the Local Planning Authority in conjunction 
with Affinity Water:

i) An Intrusive Ground Investigation to identify the current state of the site and 
appropriate techniques to avoid displacing any shallow contamination to a greater 
depth.

ii) A Risk Assessment identifying both the aquifer and the abstraction point(s) as 
potential receptor(s) of contamination.



iii) A Method Statement detailing the depth and type of excavations (e.g. piling) to 
be undertaken including mitigation measures (e.g. appropriate piling design, off 
site monitoring boreholes etc.) to prevent and/or minimise any potential migration 
of pollutants to public water supply. Any excavations must be undertaken in 
accordance with the terms of the approved method statement.

The applicant or developer shall notify Affinity Water of excavation works 15 days 
before commencement in order to implement enhanced monitoring at the public 
water supply abstraction and to plan for potential interruption of service with 
regards to water supply.

REASON Excavation works such as piling have the potential to cause water 
quality failures due to elevated concentrations of contaminants including turbidity. 
Increased concentrations of contaminants impacts the ability to treat water for 
public water supply. This can cause critical abstractions to switch off resulting in 
the immediate need for water to be sourced from another location, which incurs 
significant costs and risks of loss of supply during periods of high demand. To 
meet the aims of the National Planning Policy Framework.

22. If, during development, contamination not previously identified is found to be 
present at the site, then no further development shall be carried out until a 
Remediation Strategy detailing how this contamination will be dealt with has been 
submitted to and approved in writing by the Local Planning Authority in conjunction 
with Affinity Water. The remediation strategy shall be implemented as approved 
with a robust pre and post monitoring plan to determine its effectiveness.

REASON To ensure that the development does not contribute to unacceptable 
concentrations of pollution posing a risk to public water supply or health from 
previously unidentified contamination sources at the development site and to 
prevent deterioration of groundwater and/or surface water. To meet the aims of the 
National Planning Policy Framework.

23. Prior to the commencement of development, details of a Surface Water 
Drainage Scheme that does not include infiltration shall be submitted to and 
approved in writing by the Local Planning Authority in conjunction with Affinity 
Water.

REASON To provide confirmation that direct infiltration via soakaways will not 
be used due to the presence of contaminated land (historic landfill) and the risk for 
contaminants to remobilise, potentially impacting public water supply. To meet the 
aims of the National Planning Policy Framework.

24. A site investigation shall be carried out by a competent person to fully and 
effectively characterise the nature and extent of any land and ground gas 
contamination and provide information for a detailed assessment of the risk to all 
receptors that may be affected. The site investigation shall comply with 
BS10175:2011+A2:2017 Investigation of potentially contaminated sites - Code of 
practice. Copies of the interpretative report shall be submitted to the LPA without 
delay upon completion.

REASON To ensure that adequate protection of human health is maintained for 
the lifetime of the development. To comply with Policy 84 of the St. Albans District 
Local Plan Review 1994.

25. The results of the site investigation and the detailed risk assessment referred 
to in Condition 24, shall be used to prepare an options appraisal and remediation 



strategy giving full details of the remediation measures required and how they are 
to be undertaken. The options appraisal and remediation strategy shall be agreed 
in writing with the LPA prior to commencement and all requirements shall be 
implemented and completed to the satisfaction of the LPA by a competent person.

REASON To ensure that adequate protection of human health is maintained for 
the lifetime of the development. To comply with Policy 84 of the St. Albans District 
Local Plan Review 1994.

26. A verification report demonstrating completion of the works set out in the 
remediation strategy in Condition 25 and the effectiveness of the remediation shall 
be submitted in writing and approved by the LPA. The report shall include results 
of validation sampling and monitoring carried out in accordance with an approved 
verification plan to demonstrate that the site remediation criteria have been met. It 
shall also include any plan for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action, as identified in the 
verification plan. The long-term monitoring and maintenance plan shall be 
implemented as approved.

REASON To ensure that adequate protection of human health is maintained for 
the lifetime of the development. To comply with Policy 84 of the St. Albans District 
Local Plan Review 1994.

27. No development shall be commenced until details of the surface water 
drainage scheme, based on sustainable drainage principles together with a 
programme of implementation and maintenance for the lifetime of the 
development, have been submitted to and approved in writing by the Local 
Planning Authority, which must include the following:

a. A fully detailed surface water drainage scheme has been submitted. The 
scheme shall include the utilisation of contemporary and appropriate sustainable 
drainage (SuDS) techniques, with reference to the 'Watling Street, Park Street 
Drainage Strategy' by Hydrock and dated 13th October 2022.

b. Accompanying hydraulic modelling calculations for the entire surface water 
drainage scheme should be submitted and approved. These detailed calculations 
should demonstrate that both the site and surrounding area

will not flood from surface water as a result of the development for a full range of 
return periods and durations for summer and winter storm events, up to the 1 in 
100 year return period event including the correct allowance for climate change.

c. The maximum permissible flow controlled discharge rate shall no more than 2l/s 
for all events up to and including the 1 in 100 year return period event plus the 
correct allowance for climate change, as currently agreed in principle with Thames 
Water. This 'in principle' discharge agreement must be formally confirmed in 
writing with Thames Water and submitted in support of this condition, which shall 
also include full details of the point of connection, including cover and invert 
level(s).

d. Submission of final detailed drainage layout plan(s) including the location and 
provided volumes of all storage and sustainable drainage (SuDS) features, pipe 
runs, invert levels and discharge points. If there are areas to be designated for 
informal flooding these should also be shown on a detailed site plan. The volume, 
size, inlet and outlet features, long-sections and cross sections of the proposed 
storage and SuDS features should also be provided.

e. The surface water drainage plan(s) should include hydraulic modelling pipe 
label numbers that correspond with the hydraulic modelling calculations submitted, 
to allow for accurate cross-checking and review.



f. If any infiltration drainage is proposed on the final drainage layout, this should be 
supported with appropriate infiltration testing carried out to the BRE Digest 365 
Soakaway Design standard. This would also require confirmation of groundwater 
levels to demonstrate that the invert level of any soakaways or unlined attenuation 
features can be located a minimum of 1m above maximum groundwater levels.

g. A detailed assessment of the proposed SuDS treatment train and water quality 
management stages, for all surface water runoff from the entire development site. 
The inclusion of suitable proprietary surface water treatment devices on the 
proposed drainage infrastructure as part of the treatment train is acceptable.

h. The provision of a detailed plan showing the management of exceedance flow 
paths for surface water for events greater than the 1 in 100 year return period plus 
climate change event.

i. A construction management plan to address all surface water runoff and any 
flooding issues during the construction stage is submitted and approved.

j. If access or works to third party land is required, confirmation that an agreement 
has been made with the necessary landowners/consenting

authorities to cross third party land and/or make a connection to a proposed sewer 
chamber location.

k. A detailed management and maintenance plan for the lifetime of the 
development has been submitted and approved, which shall include the 
arrangements for adoption by an appropriate public body or water company, 
management company or maintenance by a Residents' Management Company 
and/or any other arrangements to secure the operation and maintenance to an 
approved standard and working condition throughout the lifetime of the 
development.

REASON To ensure that the development is served by a satisfactory system of 
sustainable surface water drainage and that the approved system is retained, 
managed and maintained throughout the lifetime of the development. In 
compliance with Policy 84 of the St Albans District Local Plan Review 1994, the 
National Planning Policy Framework 2021 and the Technical Guidance to the 
National Planning Policy Framework.

28. Unless it can be demonstrated to the satisfaction of the Local Planning 
Authority that there is no requirement for fire hydrants to serve the development 
hereby permitted, no above ground works shall take place until a scheme for the 
provision of fire hydrants has been submitted to and approved in writing by the 
Local Planning Authority. None of the dwellings hereby permitted shall be 
occupied until the approved scheme has been fully provided at the site.

REASON To ensure appropriate on site infrastructure is provided in accordance 
with Policy 143B of the St Albans District Local Plan Review 1994 and the NPPF.

29. Before the use commences a noise assessment should be carried out in 
accordance with BS8233: 2014 Guidance on sound insulation and noise reduction 
for buildings to establish the potential impact of noise from road traffic, aircraft, 
railways, industry, construction etc. on the proposed development. The noise 
assessment shall be submitted to and approved in writing prior to the first 
occupation of the dwellings hereby permitted.

Sound insulation measures shall be incorporated into the design of the proposed 
development so that the indoor ambient noise criteria described in BS8233:2014 
are achieved within all habitable rooms.



In general, for steady external noise sources, it is desirable that the internal 
ambient noise level does not exceed the guideline values in the table below:

Internal ambient noise levels for dwellings

Activity Location

0700 
to 
2300 

2300 
to 
0700

Resting
Living 
room

35 dB 
Laeq, 
16 
hour

Dining
Dining 
room/area

40 dB 
Laeq, 
16 
hour

Sleeping 
(daytime 
resting)

Bedroom

35 dB 
Laeq, 
16 
hour

30 dB 
Laeq, 
8 hour

The levels shown in the above table are based on the existing guidelines issued 
by the World Health Organisation. 

The LAmax,f for night time noise in bedrooms should be below 45dBA; this is not 
included in the 2014 standard but note 4 allows an LAmax,f to be set. 45dBA and 
over is recognised by the World Health Organisation to be noise that is likely to 
cause disturbance to sleep.

REASON In the interests of residential amenity, in accordance with Policy 70 of 
the St. Albans District Local Plan Review 1994 and the National Planning Policy 
Framework.

30. The units hereby approved shall not be occupied unless details of the levels 
of noise and vibration in each of the flats' living rooms and bedrooms and within 
the external amenity space (post completion of the building works) have been 
submitted to and approved in writing by the Local Planning Authority in the form of 
an acoustic report demonstrating that ""reasonable"" resting levels of noise 
attenuation have been achieved in accordance with standards set out within 
BS8233: 2014 Guidance on sound insulation and noise reduction for buildings.

If ""reasonable"" noise levels have not been achieved, the report will detail what 
additional measures will be undertaken to ensure that they are achieved. These 
additional measures shall be implemented prior to the occupation of the building in 
accordance with details so approved.

REASON In the interests of residential amenity, in accordance with Policy 70 of 
the St. Albans District Local Plan Review 1994 and the National Planning Policy 
Framework.



31. No development shall take place, other than works relating to access, until a 
submission has been made to the Local Planning Authority and is approved in 
writing, which demonstrates that either:

a)a) the development hereby permitted can be served by a superfast broadband 
(fibre-optic) connection alongside confirmation that such a connection will be 
provided; or,

b)b) such a connection would not be either possible, practical or economically 
viable.

In the event of b) being demonstrated, sufficient and suitable ducting should be 
provided within the site and to the properties hereby permitted to facilitate ease of 
installation at a future date on an open access basis. Confirmation that such 
ducting will be provided within the scheme should be given when discharging this 
condition.

REASON So as to meet the requirements of Policy S24 of the St Stephen 
Parish Neighbourhood Plan 2022.

14. Informatives:

1.1. The Local Planning Authority has been positive and proactive in its 
consideration of this planning application. The applicant and the Local Planning 
Authority engaged in pre-application discussions resulting in a form of 
development that improves the economic, social and environmental conditions of 
the District.

2.2. This determination was based on the following drawings and information: 82-
01 C received 18/02/2022; BBS-BB-EGL-SU-01 received 02/02/2022; BBS-BB-
EGL-SU-02 received 02/02/2022; BBS-BB-EGL-SU-03 received 02/02/2022; BBS-
BB-EGL-SU-04 received 02/02/2022; BBS-BB-EGL-SU-05 received 02/02/2022; 
BBS-BB-EGL-SU-00 received 02/02/2022; PP-01 F received 09/06/2023; 
4064/12/22-0160 v6 received 20/10/2022; IL-01 F received 20/10/2022; 20880-
HYD-XX-XX-DR-D-2200 P03 received 01/06/2022; 4064/12/21-1600 v5 received 
20/10/2022; Arboricultural Impact Assessment Ref: 21-0688 v2 dated January 
2022; Transport Assessment dated 14 January 2022 received 02/02/2022; Letter 
from Nicholsons Lockhart Garratt dated 30 May 2022 ref: 22-0196 LET J OWEN 
ST ALBANS V2 AB160522 received 01/06/2022; Transport Assessment Appendix 
A - ATC received 01/06/2022; Transport Assessment Appendix A - J2 (Tuesday) 
received 01/06/2022; Biodiversity Metric received 20/10/2022; Agricultural Land 
Classification Report dated May 2022 received 01/06/2022; Planning Statement 
Addendum dated May 2022 received 01/06/2022; Transport Assessment 
Appendix A - J1 (Tuesday) received 01/06/2022; Transport Assessment 
Addendum dated 5 May 2022 received 01/06/2022; Transport Assessment 
Appendix A - J3 (Tuesday) received 01/06/2022; Preliminary Ecological Appraisal 
ref: 21-0662 v2 dated December 2021; Draft Heads of Terms received 
24/05/2023; Nicholsons Lockhart Garratt Letter - Response to Ecology Comments 
/ Land West of Watling Street ref: 22-0260 dated 24 November 2022 received 
24/11/2022; Nicholsons Lockhart Garratt Letter - Response to spatial planning 
comments ref: 22-0458 dated 25 July 2022 received 20/10/2022; Thames Water 
E-mail Correspondence received 01/06/2022; Drainage Design Technical Note ref: 
20880-HYD-XX-XX-TN-DS-001 rev P01 dated 23 August 2022 received 
20/10/2022; Transport Assessment Addendum 2 dated 18 October 2022 received 
20/10/2022; Archaeological Desk Based Assessment November 2021 received 
02/02/2022; Additional Information Covering Letter dated 1 June 2022 received 
01/06/2022; Design and Access Statement dated January 2022; Flood Risk 



Assessment dated 4 January 2022 ref: 20880-HYD-XX-XX-FP-FR-0001-P02; 
Planning Statement dated January 2022; Utilities Statement dated 5 January 2022 
ref: 20880-HYD-XX-XX-RP-Y-3000; Green Belt Appraisal dated 20 December 
2021 ref: 16-0603 V3; Biodiversity Impact Assessment dated January 2022 ref: 
21-1590 V2; Phase 1 Desk Study dated 20 October 2021 ref: 20880-HYD-XX-XX-
RP-GE-1000; Framework Travel Plan dated 5 May 2022 received 01/06/2022; 
Landscape and Visual Impact Assessment dated 24 May 2022 ref: 21-0781 V4 
received 01/06/2022; Drainage Strategy dated 13 October 2022 ref: 20880-HYD-
XX-XX-RP-D-5001-P05 received 20/10/2022.

3.3. The applicant is encouraged to consider providing patios to the 
dwellinghouses hereby approved in the interests of well-being and to permit year 
round use of garden areas.

4.4. The county council, as the Minerals Planning Authority, would like to 
encourage the opportunistic use of any mineral deposits within the development, 
should they be found when creating the foundations/footings. Please however note 
that if such extraction constitutes a form of development in their own right, then 
separate planning permission may be required.

5.5. Please note the following comments from the Council's Recycling and Waste 
Officer:

The maximum trundle distance is 10 metres so if there are properties further than 
10 metres from the end of a road, a bin collection point should be created. 

There should be adequate parking to avoid parking on the road/ in undesignated 
areas which will narrow the road and could prevent our vehicles navigating the 
site.

Please note that on recycling collection day, each property will be presenting 2x 
240lt bins, at least 1x 55lt bin for paper and card so the bin collection space must 
be large enough to accommodate these containers for the number of properties it 
serves.

6.6. Storage of materials: The applicant is advised that the storage of materials 
associated with the construction of this development should be provided within the 
site on land which is not public highway, and the use of such areas must not 
interfere with the public highway. If this is not possible,
authorisation should be sought from the Highway Authority before construction 
works commence.
Further information is available via the County Council website at:
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-inf
ormation/business-licences/business-licences.aspx or by telephoning 0300 
1234047.

7.7. Obstruction of highway: It is an offence under section 137 of the Highways 
Act 1980 for any person, without lawful authority or excuse, in any way to wilfully 
obstruct the free passage along a highway or public right of way. If this 
development is likely to result in the public highway or public right of way network 
becoming routinely blocked (fully or partly) the applicant must contact the Highway 
Authority to obtain their permission and requirements before construction works 
commence.



Further information is available via the County Council website at:
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-inf
ormation/business-licences/business-licences.aspx or by telephoning 0300 
1234047.

8.8. Debris and deposits on the highway: It is an offence under section 148 of the 
Highways Act 1980 to deposit compost, dung or other material for dressing land, 
or any rubbish on a made up carriageway, or any or other debris on a highway to 
the interruption of any highway user. Section 149 of the same Act gives the 
Highway Authority powers to remove such material at the expense of the party 
responsible. Therefore, best practical means shall be taken at all times to ensure 
that all
vehicles leaving the site during construction of the development and use thereafter 
are in a condition such as not to emit dust or deposit mud, slurry or other debris on 
the highway. Further information is available by telephoning 0300 1234047.

9.9. Works within the highway (section 278): The applicant is advised that in 
order to comply with this permission it will be necessary for the developer of the 
site to enter into an agreement with Hertfordshire County Council as Highway 
Authority under Section 278 of the Highways Act 1980 to
ensure the satisfactory completion of the access and associated road 
improvements. The construction of such works must be undertaken to the 
satisfaction and specification of the Highway Authority, and by a contractor who is 
authorised to work in the public highway. Before works
commence the applicant will need to apply to the Highway Authority to obtain their 
permission and requirements. Further information is available via the County 
Council website at:
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-
management/highways-development-management.aspx or by telephoning 0300 
1234047.

10. Estate road adoption (Section 38): The applicant is advised that if it is the 
intention to request that Hertfordshire County Council as Highway Authority adopt 
any of the highways included as part of this application as maintainable at the 
public expense then details of the specification, layout and alignment, width and 
levels of the said highways, together with all the necessary highway and drainage 
arrangements, including run off calculations must be submitted to the Highway 
Authority. No
development shall commence until the details have been approved in writing and 
an Agreement made under Section 38 of the Highways Act 1980 is in place. The 
applicant is further advised that the County Council will only consider roads for 
adoption where a wider public benefit can be demonstrated. The extent of 
adoption as public highway must be clearly illustrated on a plan. Further 
information is available via the County Council's website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-inf
ormation/development-management/highways-development-management.aspx or 
by telephoning 0300 1234047.

11. Construction Management Plan (CMP): The purpose of the CMP is to help 
developers minimise construction impacts and relates to all construction activity 
both on and off site that impacts on the wider environment. It is intended to be a 



live document whereby different stages will be completed and submitted for 
application as the development progresses. A completed and signed CMP must 
address the way in which any impacts associated with the proposed works, and 
any cumulative
impacts of other nearby construction sites will be mitigated and managed. The 
level of detail required
in a CMP will depend on the scale and nature of development.
The CMP would need to include elements of the Construction Logistics and 
Community Safety (CLOCS) standards as set out in our Construction 
Management template, a copy of which is available on the County Council's 
website at:
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-
management/highways-development-management.aspx

12. Travel Plan (TP): A TP, in accordance with the provisions as laid out in 
Hertfordshire County Council's Travel Plan Guidance, would be required to be in 
place from the first occupation/use until 5 years post occupation/use. A £1,200 per 
annum (overall sum of £6,000 and index-linked RPI May 2014) Evaluation and 
Support Fee would need to be secured via a Section 106 agreement towards 
supporting the implementation, processing and monitoring of the full travel plan 
including any engagement that may be needed. Further information is available via 
the County Council's website at:
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-
management/highways-development-management.aspx OR by emailing
travelplans@hertfordshire.gov.uk

13. Being within a water stressed area, we expect that the development includes 
water efficient fixtures and fittings. Measures such as rainwater harvesting and 
grey water recycling help the environment by reducing pressure for abstractions in 
chalk stream catchments. They also minimise potable water use by reducing the 
amount of potable water used for washing, cleaning and watering gardens. This in 
turn reduces the carbon emissions associated with treating this water to a 
standard suitable for drinking, and will help in Affinity Water's efforts to get 
emissions down in the district.

14. There are potentially water mains running through or near to part of 
proposed development site. If the development goes ahead as proposed, the 
developer will need to get in contact with Affinity Water's Developer Services 
Team to discuss asset protection or diversionary measures. This can be done 
through the My Developments Portal (https://affinitywater.custhelp.com/) or 
aw_developerservices@custhelp.com.

15. In this location Affinity Water will supply drinking water to the development. 
To apply for a new or upgraded connection, please contact our Developer 
Services Team by going through their My Developments Portal 
(https://affinitywater.custhelp.com/) or aw_developerservices@custhelp.com. The 
Team also handle C3 and C4 requests to cost potential water mains diversions. If 
a water mains plan is required, this can also be obtained by emailing 
maps@affinitywater.co.uk. Please note that charges may apply.

16. Please note the following advice from the Environment Agency:

In order to protect groundwater quality from further deterioration:



o No infiltration based sustainable drainage systems should be constructed on 
land affected by contamination as contaminants can remobilise and cause 
groundwater pollution (e.g. soakaways act as preferential pathways for 
contaminants to migrate to groundwater and cause pollution).
o Piling or any other foundation designs using penetrative methods should not 
cause preferential pathways for contaminants to migrate to groundwater and 
cause pollution.
The applicant should refer to the following (non-exhaustive) list of sources of 
information and advice in dealing with land affected by contamination, especially 
with respect to protection of the groundwater beneath the site:

1. Follow the risk management framework provided in the updated guide LCRM, 
when dealing with land affected by contamination. 
2. Refer to the Environment Agency Guiding principles for land contamination for 
the type of information we require in order to assess risks to controlled waters from 
the site. The Local Planning Authority can advise on risk to other receptors, such 
as human health. 
3. Consider using the National Quality Mark Scheme for Land Contamination 
Management which involves the use of competent persons to ensure that land 
contamination risks are appropriately managed. The Planning Practice Guidance 
defines a ""Competent Person"" (to prepare site investigation information) as: ""A 
person with a recognised relevant qualification, sufficient experience in dealing 
with the type(s) of pollution or land instability, and membership of a relevant 
professional organisation."" For this definition and more please see here. 
4. Refer to the contaminated land pages on Gov.uk for more information. 
5. We expect the site investigations to be carried out in accordance with best 
practice guidance for site investigations on land affected by contamination e.g. 
British Standards when investigating potentially contaminated sites and 
groundwater, and references with these documents and their subsequent updates: 
o BS5930:2015 Code of practice for site investigations; 
o BS 10175:2011 A2:2017 Code of practice for investigation of potentially 
contaminated sites; 
o BS ISO 5667-22:2010 Water quality. Sampling. Guidance on the design and 
installation of groundwater monitoring points; 
o BS ISO 5667-11:2009, BS 6068- 6.11: 2009 Water quality. Sampling. Guidance 
on sampling of groundwaters (a minimum of 3 groundwater monitoring boreholes 
are required to establish the groundwater levels, flow patterns but more may be 
required to establish the conceptual site model and groundwater quality. See RTM 
2006 and MNA guidance for further details); 
o BS ISO 18512:2007 Soil Quality. Guidance on long-term and short-term storage 
of soil samples; 
o BS EN ISO 5667:3- 2018. Water quality. Sampling. Preservation and handling of 
water samples; 
o Use MCERTS accredited methods for testing contaminated soils at the site; 
o Guidance on the design and installation of groundwater quality monitoring points 
Environment Agency 2006 Science Report SC020093 NB. The screen should be 
located such that at least part of the screen remains within the saturated zone 
during the period of monitoring, given the likely annual fluctuation in the water 
table. In layered aquifer systems, the response zone should be of an appropriate 
length to prevent connection between different aquifer layers within the system. 
A Detailed Quantitative Risk Assessment (DQRA) for controlled waters using the 
results of the site investigations with consideration of the hydrogeology of the site 
and the degree of any existing groundwater and surface water pollution should be 
carried out. This increased provision of information by the applicant reflects the 
potentially greater risk to the water environment. The DQRA report should be 



prepared by a ""Competent Person"" e.g. a suitably qualified hydrogeologist. More 
guidance on this can be found at: https://sobra.org.uk/accreditation/register-of-
sobra-risk-assesors/. 
In the absence of any applicable on-site data, a range of values should be used to 
calculate the sensitivity of the input parameter on the outcome of the risk 
assessment. 
Further points to note in relation to DQRAs: 
o oGP3 version 1.1 August 2013 provided further guidance on setting 
compliance points in DQRAs. This is now available as online guidance: 
https://www.gov.uk/guidance/land-contamination-groundwater-compliance-points-
quantitative-risk-assessments 
o oWhere groundwater has been impacted by contamination on site, the 
default compliance point for both Principal and Secondary aquifers is 50 metres. 
o For the purposes of our Approach to Groundwater Protection, the following 
default position applies, unless there is site specific information to the contrary: we 
will use the more sensitive of the two designations e.g. if secondary drift overlies 
principal bedrock, we will adopt an overall designation of principal. 
Where leaching tests are used it is strongly recommended that BS ISO 
18772:2008 is followed as a logical process to aid the selection and justification of 
appropriate tests based on a conceptual understanding of soil and contaminant 
properties, likely and worst-case exposure conditions, leaching mechanisms, and 
study objectives. During the risk assessment one should characterise the leaching 
behaviour of contaminated soils using an appropriate suite of tests. As a minimum 
these tests should be: 
o o Up-flow percolation column test, run to LS 2 - to derive kappa values; 
o o pH dependence test if pH shifts are realistically predicted with regard to soil 
properties and exposure scenario; 
o o LS 2 batch test - to benchmark results of a simple compliance test against 
the final step of the column test. 

Following the DQRA, a Remediation Options Appraisal should be completed to 
determine the Remediation Strategy, in accordance with the updated guide LCRM. 
The verification plan should include proposals for a groundwater monitoring 
programme to encompass regular monitoring for a period before, during and after 
ground works e.g. monthly monitoring before, during and for at least the first 
quarter after completion of ground works, and then quarterly for the remaining 9-
month period. The verification report should be undertaken in accordance with in 
our guidance Verification of Remediation of Land Contamination.

17. Please note the following comments of Thames Water:

There are public sewers crossing or close to your development. If you're planning 
significant work near our sewers, it's important that you minimize the risk of 
damage. We'll need to check that your development doesn't limit repair or 
maintenance activities, or inhibit the services we provide in any other way. The 
applicant is advised to read our guide working near or diverting our pipes. 
https://eu-
west1.protection.sophos.comd=thameswater.co.uk&u=aHR0cHM6Ly93d3cudGhh
bWVzd2F0ZXIuY28udWsvZGV2ZWxvcGVycy9sYXJnZXItc2NhbGUtZGV2ZWxvc
G1lbnRzL3BsYW5uaW5nLXlvdXItZGV2ZWxvcG1lbnQvd29ya2luZy1uZWFyLW91
ci1waXBlcw==&i=NWQ1ZmMwOTQxNGFiNmYxMGEyYjA0MGY3&t=TzhlSDlRW
nlxbkwvbHk0bE9hVmxBdXZudlhycEludFFWUUtUcXRQZkVRTT0=&h=c0a57b5e2
7904c4f81b094e8a9f55d32



18. No demolition or construction works relating to this permission should be 
carried out on any Sunday or Bank Holiday nor before 07.30 hours or after 18.00 
hours on any days nor on any Saturday before 08.00 hours or after 13.00 hours.

The attention of the applicant is drawn to the Control of Pollution Act 1974 relating 
to the control of noise on construction and demolition sites.

19. The attention of the applicant is drawn to The Building Regulations 2010, 
Approved Document E 'Resistance to the passage of sound', Section 0: 
Performance.

20. Internal ambient noise levels for dwellings

Activity          Location        0700 to 2300           2300 to 0700
Resting         Living room   35 dB Laeq, 16 hour          
Dining Dining room/area     40 dB Laeq, 16 hour          
Sleeping (daytime resting) Bedroom       35 dB Laeq, 16 hour          30 dB Laeq, 8 
hour

The levels shown in the above table are based on the existing guidelines issued 
by the World Health Organisation. 

The LAmax,f for night time noise in bedrooms should be below 45dBA; this is not 
included in the 2014 standard but note 4 allows an LAmax,f to be set. 45dBA and 
over is recognised by the World Health Organisation to be noise that is likely to 
cause disturbance to sleep.

21. Dust from operations on the site should be minimised by spraying water or 
by carrying out other such works necessary to contain/suppress dust. Visual 
monitoring of dust should be carried out continuously and Best Practical Means 
(BPM) should be employed at all times.  

The applicant is advised to consider the document entitled 'The control of dust and 
emissions from construction and demolition - Best Practice Guidance', produced in 
partnership by the Greater London Authority and London Councils.

22. Waste materials generated as a result of the proposed demolition and/or 
construction operations shall be disposed of following the proper duty of care and 
should not be burnt on the site. All such refuse should be disposed of by suitable 
alternative methods. Only where there are no suitable alternative methods such as 
the burning of infested woods should burning be permitted.

23. Where a site is affected by contamination, responsibility for securing a safe 
development rests with the developer and/or landowner.

24. An acceptable Desktop study would comprise a fully detailed statement of 
the previous uses and current activities on site by the landowner or operator at the 
time that potentially contaminative activities took place. The Desktop study must 
include a site walkover documented with photographs. 

This should include consideration of excessive use or spills of the following 
materials; pesticides, herbicides, fungicides, bactericides, sewage sludge, farm 
waste disposal, asbestos disposal and hydrocarbons from farm machinery. 
Additionally, the study should also consider drainage, surface materials, ground 
conditions and obvious signs of contamination.  



It should be noted that an internet search report or land condition report is not, in 
isolation, sufficient information to discharge the requirement for a Desktop study 
involving agricultural land. 

Please be aware that full contaminated land conditions (attached) are being 
recommended at this stage because no information relating to potential 
contamination has been submitted to date.  In this case it is possible that once the 
first condition, relating to the Desktop study, has been completed we will more 
than likely be able to recommend discharge of all remaining conditions. Unless of 
course it is found that it is likely or possible that significant contamination exists on 
the site.

25. Prior to works commencing it is recommended that the applicant carry out a 
survey to identify the presence of any asbestos containing materials on the site, 
either bonded with cement or unbonded. If asbestos cement products are found 
they should be dismantled carefully, using water to dampen down, and removed 
from site. If unbonded asbestos is found the Health and Safety Executive at 
Woodlands, Manton Lane, Manton Lane Industrial Estate, Bedford, MK41 7LW 
should be contacted and the asbestos should be removed by a licensed 
contractor.

26. When carrying out these works please give utmost consideration to the 
impact during construction on the environment, neighbours and the public. Think 
about using a company to carry out the works who are registered under the 
Considerate Constructors Scheme. This commits those registered with the 
Scheme to be considerate and good neighbours, as well as clean, respectful, safe, 
environmentally conscious, responsible and accountable. For more information 
please contact the Considerate Constructors Scheme directly on 0800 783 1423, 
siteenquiries@ccscheme.org.uk or visit www.ccscheme.org.uk.

27. Remember - you are responsible for the legal and safe disposal of any waste 
associated with your project. In the event of your waste being fly tipped or 
otherwise disposed of illegally or irresponsibly, you could be held liable and face 
prosecution. If you give waste to anyone else ensure they are authorised to carry 
it. Ask for their carrier's authorisation. You can check online at 
https://environment.data.gov.uk/public-register/view/search-waste-carriers-brokers 
or by telephone 03708 506 506.

28. The applicant is advised that during the construction of the development 
hereby granted, that all materials should be stored within the application site. In 
the event of it not being possible to store materials on site; and materials are to be 
stored outside the site and on highway land the applicant will need to obtain the 
requisite approval of the Highway Authority. A licence is required to store materials 
on the Highway under the Highways Act 1980 Section 171 to Hertfordshire 
Highways. You must first obtain a licence from Hertfordshire County Council 
before depositing building materials on any part of the highway which includes all 
verges, footways and carriageways. Hertfordshire County Council may prosecute 
you if you fail to obtain a licence or breach a condition of a granted licence for 
which the maximum fine on conviction is £10 for each day the contravention 
continued. Hertfordshire County Council may also take legal action to recover any 
costs incurred including the costs of removing and disposing of unauthorised 
building materials deposited on the highway. To apply for a Licence please contact 
Highways, PO Box 153, Stevenage, Herts SG1 2GH or 
cschighways@hertfordshire.gov.uk



29. The applicant is requested to ensure no damage is caused to the footpath 
and highway verge during the course of the development.  Any damage should be 
repaired to the satisfaction of Hertfordshire Highways.

30. The applicant is advised that the Council encourages the use of sustainable 
energy efficient building materials and alternative energy sources in construction.

31. The applicant is informed that the Local Planning Authority would encourage 
the use of sustainable energy efficient building materials and alternative energy 
sources in construction and would encourage the consideration of alternative 
forms of heating, for example solar power.

32. This permission has been issued following completion of a legal agreement 
under S106 of the Town and Country Planning Act 1990 (as amended).

33. The development hereby permitted creates one or more, new or replacement 
properties (residential or commercial) which will require a postal address. St 
Albans City and District Council controls the naming and numbering of streets and 
buildings. You must apply to Street Naming and Numbering before any street 
name or property name/number is used. For further information,  please see 
https://www.stalbans.gov.uk/street-signs-names-and-numbers

34.   In relation to Condition 17, the applicant is advised that the ‘Scheme outlining 
timescales for delivery’ should detail when the proposed active travel accesses will 
be provided, with reference to the delivery of housing across the application site as 
a whole. Where one part of the application site may be delivered prior to another, 
the closest active travel access to that part being delivered should be fully 
provided and made available prior to first occupation, and these matters will need 
to be fully set out within the aforementioned Scheme.

35. In relation to Condition 18, the Scheme required by this condition will need to 
include timescales for delivery. The applicant is advised that cycle parking 
provision should be provided prior to the first occupation of any dwelling within the 
scheme, and this should be reflected within timescales provided within the 
submitted Scheme.

Officer Lee Stannard

Section 65 Parties Mill Dam Cottage, Wem, Shropshire, SY4 5HF

13 Kings Close, Wavendon, Buckinghamshire, MK17 8RP

111 Harrowden, Bradville, Milton Keynes, MK13 7BY

42 Wyness Avenue, Little Brickhill, Milton Keynes, MK17 9NG

2 Wilkins Green Farm, Wilkins Green Lane, St Albans, AL4 0HG

Hertfordshire County Council, Pegs Ln, Hertford, SG13 8DN

Plans on website https://www.stalbans.gov.uk/view-and-track-planning-applications





Hertfordshire County Council Appendix D 



1

Sustainable Growth

Executive Director Patsy Dell

St Albans City & District Council
St Peters Street
St Albans
Hertfordshire
AL1 3JE

16 May 2023

Dear Planning Officer

Revised response by HCC’s Growth & Infrastructure Unit to 5/2022/0267

Land Between Caravan Site And Watling Street Park Street St Albans

Hertfordshire

You will be aware the we updated our Guide to Developer Infrastructure
Contributions on 31st October 2022. Applications which came in before that time,
were given until the end of 2022 to be determined, otherwise HCC reserved the right
to amend its financial contribution request. As this application remains undetermined
I am taking this opportunity to update our contributions.

I am writing in respect of planning obligations sought towards non-transport services
to minimise the impact of development on Hertfordshire County Council Services for

the local community. Based on the information to date for the development of 95

dwellings we would seek financial contributions towards the following projects:

HOUSES FLATS

Number of
Bedrooms

A) Open
Market &
Shared
Ownership

B)
Affordable
Rent

Number of
Bedrooms

A) Open
Market &
Shared
Ownership

B)
Affordable
Rent

1 0 2 1 0 8

2 14 6 2 0 9

3 29 10 3 0 0

4+ 14 3 4+ 0 0

Total 57 21 Total 0 17

Hertfordshire County Council
Growth & Infrastructure Unit
Environment & Infrastructure Department
County Hall
Hertford
Hertfordshire
SG13 8DN

Respond to: growth@hertfordshire.gov.uk
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Trajectory

Year 2023 2024 2025 2026 2027 2028

Units 0 25 25 25 20 0

PLEASE NOTE; If the tenure or mix of dwellings changes, please notify us

immediately as this may alter the contributions sought

Primary Education towards the expansion of Killigrew Primary School and/or
provision serving the development (£919,862 index linked to BCIS 1Q2022)

Secondary Education towards the expansion of Marlborough School and/or
provision serving the development (£1,012,378 index linked to BCIS 1Q2022)

Special Educational Needs and Disabilities (SEND) towards the delivery of
additional Severe Learning Difficulty (SLD) special school places (WEST), through
the relocation and expansion of Breakspeare School and/or provision serving the
development (£114,074 index linked to BCIS 1Q2022)

Library Service towards increasing the capacity of St Albans Central Library and/or
provision serving the development (£20,935 index linked to BCIS 1Q2022)

Youth Service towards the re-provision of St Albans Young People’s Centre in a
new facility and/or provision serving the development (£27,681 index linked to BCIS
1Q2022)

Monitoring Fees – HCC will charge monitoring fees. These will be based on the
number of triggers within each legal agreement with each distinct trigger point
attracting a charge of £340 (adjusted for inflation against RPI July 2021). For further
information on monitoring fees please see section 5.5 of the Guide to Developer
Infrastructure Contributions.

The CIL Regulations discourage the use of formulae to calculate contributions
however, the County Council is not able to adopt a CIL charge itself. Accordingly, in
areas where a CIL charge has not been introduced to date, planning obligations in
their restricted form are the only route to address the impact of a development. In
instances where a development is not large enough to require on site provision but
is large enough to generate an impact on a particular service, an evidenced
mechanism is needed to form the basis of any planning obligation sought. HCC
views the calculations and figures set out within the Guide to Developer
Infrastructure Contributions as an appropriate methodology for the obligations
sought in this instance.

The county council methodology provides the certainty of identified contribution
figures based on either a known or estimated dwelling mix, the latter of which might
be agreed with the local planning authority based on expected types and tenures set
out as part of the local plan evidence base. This ensures the contributions are
appropriate to the development and thereby meet the third test of Regulation 122 of
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the Community Infrastructure Levy Regulations 2010 (amended 2019): “fairly and
reasonably relates in scale and kind to the development”.

Outline applications will require the ability for an applicant to recalculate
contributions at the point of a reserved matters application and as such a calculation
Table will be provided as part of the S106 drafting process. This approach provides
the certainty of identified contribution figures with the flexibility for an
applicant/developer to amend the dwelling mix at a later stage and the financial
contribution to be calculated accordingly.

Please note that current service information for the local area may change over time
and projects to improve capacity may evolve. This may potentially mean a
contribution towards other services could be required at the time any application is
received in respect of this site.

Justification

The above figures have been calculated using the amounts and approach set out
within the Guide to Developer Infrastructure Contributions Hertfordshire County
Council's requirements) document, which was approved by Hertfordshire County
Council's Cabinet 12 July 2021and is available via the following link: Planning
obligations and developer infrastructure contributions | Hertfordshire County Council

In respect of Regulation 122 of the CIL Regulations 2010 (amended 2019), the
planning obligations sought from this proposal are:

(i) Necessary to make the development acceptable in planning terms.
Recognition that contributions should be made to mitigate the impact of
development are set out in planning related policy documents. The NPPF states
“Local planning authorities should consider whether otherwise unacceptable
development could be made acceptable through the use of conditions or planning
obligations.” Conditions cannot be used cover the payment of financial contributions
to mitigate the impact of a development The NPPG states “No payment of money or
other consideration can be positively required when granting planning permission.”
The development plan background supports the provision of planning contributions.
The provision of community facilities is a matter that is relevant to planning. The
contributions sought will ensure that additional needs brought on by the
development are met.

(ii) Directly related to the development.
The occupiers of new residential developments will have an additional impact upon
local services. The financial contributions sought towards the above services are
based on the size, type and tenure of the individual dwellings comprising this
development following consultation with the Service providers and will only be used
towards services and facilities serving the locality of the proposed development and
therefore, for the benefit of the development's occupants.

(iii) Fairly and reasonably related in scale and kind to the development.
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The above financial contributions have been calculated according to the size, type
and tenure of each individual dwelling comprising the proposed development (based
on the person yield).

PLEASE NOTE THE FOLLOWING:
Consult the Hertfordshire Fire and Rescue Service Water Officer directly at
water@hertfordshire.gov.uk, who may request the provision of fire hydrants through
a planning condition.

I would be grateful if you would keep me informed about the progress of this
application so that either instruction for a planning obligation can be given promptly if
your authority is minded to grant consent or, in the event of an appeal, information
can be submitted in support of the requested financial contributions and provisions.
Should you require any further information please contact the Growth &
Infrastructure Unit.

Yours faithfully

Terri Brooks
Growth & Infrastructure Officer
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1.0 Introduction 

 
 

HCC has a number of roles to deliver local infrastructure and as such is required to 

ensure that the impact of new development is mitigated in a number of areas. In 

order to determine likely levels of service(s) uptake, appropriate developer 

obligations and, to inform a strategic overview, HCC requires a method of projecting 

the populace likely to arise from new development. HCC has therefore established a 

Development Model (hereinafter referenced as “the model”). 

 
The model provides HCC with the necessary baseline evidence to support a request 

for planning obligations through the appropriate mechanism. It ensures that HCC is 

able to meet the 3 tests in respect of planning obligations, namely: that they are 

necessary to make the development acceptable in planning terms, directly related to 

the development, and fairly and reasonably related in scale and kind. 

 
Information relating to pupil yield, across all school age stages, from new build 

housing is necessary for assessing schools capacity and the potential development 

of new schools. New housing developments can place additional pressures on 

school places through inward migration into an authority and by the redistribution of 

the existing population into areas where existing schools are at capacity or are not 

located within a reasonable distance. 

 
Hertfordshire County Council (HCC) is the Local Authority with responsibility for 

Education and as such has a statutory responsibility for the provision of education 

services including sufficient school places for nursery, primary, secondary and sixth 

form age pupils. Provision must also be made available for children with special 

needs and sufficient child care spaces in the early year’s sector. 

 
As Local Libraries Authority, HCC has a duty to provide a comprehensive and 

efficient library service for everyone who lives, works, or studies in the County under 

the 1964 Public Libraries and Museums Act. It is committed to maintaining and 

modernising its libraries to continue to meet the changing needs of service users and 

to cope with additional demand brought about by new development. 
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Legislation1 requires that local authorities have a “responsibility to ensure young 

people have access to sufficient educational leisure-time activities which are for the 

improvement of their well-being and personal and social development, and sufficient 

facilities for such activities; that activities are publicised; and that young people are 

placed at the heart of decision making regarding the youth work / positive activity 

provision.” 

 
The focus of HCC Youth Connexions is prevention and early intervention. It 

supports young people by providing high quality informal education opportunities to 

promote young people’s personal and social development, enabling them to make 

informed decisions, have a place in their community and ultimately, to reach their 

potential and make a successful transition to adulthood. 

 
The Hertfordshire Fire and Rescue Service (HFRS) has two major functions - 

keeping people safe through community fire safety initiatives [Prevention & 

Protection] and saving lives through operations [Response]. 

 
As Fire Authority, Hertfordshire County Council is responsible for making 

arrangements to obtain the necessary information for the purposes of: providing a 

swift and effective 24/7 emergency response to: extinguish fires, with the aim of 

protecting life and property; rescuing people from road traffic collisions, water and 

height; and dealing with other emergencies such as wide-area flooding, chemical 

incidents and large animal rescues. HFRS also play a major role in civil protection, 

working in partnership with other public bodies and private sector organisations to 

ensure an integrated approach to dealing with large scale civil emergencies. 

 
Hertfordshire County Council, as the Waste Disposal Authority (WDA), is 

responsible for the disposal of almost 530,000 tonnes of Local Authority Collected 

Waste (LACW) produced by Hertfordshire's residents each year. This waste is either 

collected at the kerb side by the district and borough councils in the role of the Waste 

 
 

 
1 The Education and Inspections Act 2006, Part 1, Section 6: Education Act 1996, Section 507B. 
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Collection Authorities (WCAs) or deposited by residents at Household Waste 

Recycling Centre’s (HWRC’s). 

 
Hertfordshire County Council as the Local Highway Authority is responsible for 

providing a safe, efficient and resilient transport system that serves the needs of 

business and residents across Hertfordshire and minimises its impact on the 

environment. 

The County Council will make best use of the existing road network and where 

necessary, introduce targeted schemes to deliver a reliable and readily useable 

transport network which encourages economic growth and allows access for 

everyday facilities. The County Council promotes and supports sustainable travel to 

help reduce car traffic and contribute to improved health and quality of life. 

 
The methodology for this work is supported by the COMET model which is a 

countywide multi-modal transport model. COMET provides information on current 

travel patterns across Hertfordshire and will be used to consider the future impact on 

travel patterns and areas of congestion based on expected areas of growth. 

Highways impacts are not considered within the Development Model. 

 
 

Increased levels of development ultimately have an impact on HCC services. The 

model provides a projection of residents likely to occupy a particular development 

and this document provides an overview of the model applied by the authority, the 

outcome of which informs discussions with developers to understand how best to 

mitigate the impact on HCC services. 

 
1.1 The Hertfordshire Development Model 

 

In Hertfordshire, a model has been developed by the HCC Property Intelligence 

Services Team. The model operates based on 2011 census data tabulated by 

dwelling size (number of bedrooms), type and tenure for All Households and Migrant 

Households customised outputs. The model allows for the population likely to be 

resident in a new development to change with time and for the overall population to 

conform to an age structure in line with the wider community. 
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HCC recognises that demographic modelling can be approached using a variety of 

different methodologies, discussed further in Technical Appendix 1, however the 

authority considers the Development Model to be appropriate as: 

 
• The process of creating the customised table outputs incorporated into the 

HCC model involves the base data passing ONS Statistical Disclosure 

Controls (SDC) and as such the data are considered robust and non- 

identifying. 

• A census is considered the most comprehensive and accurate survey of the 

population and it’s characteristics at the time it is taken, local authority 

average person and household response rates within Hertfordshire (95% and 

96% respectively) were higher than that reported for England overall (94% 

and 95% respectively). 

• Specific consideration is taken of the demographic characteristics of wholly 

moving (Migrant) households which differ substantially to that of the 

population of the whole (All Households). Cohorts are aged “year on year” as 

a development progresses and therefore provide a more accurate projection 

of likely populace than other methods such as those which apply a flat or 

average yield per 100 dwelling rate. 

 
The model is based on hierarchical data sourced from the Office for National 

Statistics (ONS) as customised table outputs for the geography of the area covered 

by Hertfordshire County Council. Detail on how the census tables are applied within 

the model is available in Technical Appendix 2. The ONS produced, upon 

commission by the authority, the following four customised table outputs2: 

 
• CT0173 - Tenure of household by accommodation type by number of 

bedrooms – All Households - All occupied households in unshared dwellings 

(excluding caravans and other mobile or temporary structures). 

• CT0174 - Tenure of household by age by accommodation type by number of 

bedrooms – All Households - All usual residents living in households in 

 

2 These tables are publicly and freely available upon request from the Office for National Statistics via: 
Census.CustomerServices@ons.gsi.gov.uk or can be downloaded from their published census data 
sets. 
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unshared dwellings (excluding caravans and other mobile or temporary 

structures). 

• CT0478 - Tenure by bespoke accommodation type by number of bedrooms – 

Migrant Households - Wholly moving households (excluding 

caravans/temporary structures) in unshared dwellings. 

• CT0479 - Age by tenure by bespoke accommodation type by number of 

bedrooms – Migrant Households - All usual residents living in wholly moving 

households (excluding caravans/temporary structures) in unshared dwellings. 

 
Following ONS policy the data tables are publicly and freely available from their 

website. Data contained within these tables is identical in dwelling and person counts 

to requests made to the ONS by consultants for similar outputs although of 

aggregate age groups, for example CTO-339 and CTO-324 also available on the 

ONS website. 

 
The model can operate at different levels of complexity to account for the level of 

information available at any given point in the planning application process. The 

more detail provided for input into the model, the more detailed the result: 

 
• Unit numbers –this level of data represents the projected population wherein 

the least amount of data with regard to a development is known (typically the 

total development size only) although consideration can also be given to a 

specific bed size mix. This data level is beneficial in providing a strategic 

overview of likely demand for proposed District housing development with a 

long projection horizon where the application of a specific detailed mix is 

inherently rigid and questionable. 

• Unit numbers and the type of unit mix – this level of data represents the 

projected population wherein the type mix of the overall unit number is also 

known, so consideration is also given to the type of proposed dwelling (house 

or flat) by bed size. 

• Unit numbers and the type & tenure of unit mix – this level of data 

represents the projected population wherein the most detailed level of 
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information is available with regard to overall unit number, dwelling bed size, 

type and tenure. 

 
1.2 How the model operates 

 
 

The 2011 Census customised data outputs for All Households and Migrant 

Households provides information relating to the number of persons by age versus 

total number of households, or it can be drilled down by bed size, type and tenure (or 

any combination thereof). These tables, of which there are 330 in total (165 each for 

All Households and Migrant Households), provide the underlying raw data used in 

calculating population by sector, and by varying level of detail, from each of the 

detailed approaches applied by Hertfordshire County Council (Section 1.1). 

 
The approach that HCC applies in projecting the number of people likely to be 

resident within a given development is dependent upon the level of information 

available for each particular development. However, there is a commonality in that 

the methodology is dependent on the ONS customised table outputs as their base 

data, although to varying degrees of detail, and the calculation processes are 

generally identical. Figure 1 illustrates the broad process for the model whilst Figure 

2 displays the model main screen. 

 
Two pieces of information are critical to the model operation: the development 

overall size (the total number of dwellings it is proposed to construct) and the 

trajectory (the number of dwellings completions per annum). Figure 2 displays the 

model main input screen where a user enters the available proposed development 

details. For instances where only the number of proposed units is known the entry 

table allows the user to enter only the Development Size. Additional detail such as 

bed size mix, type and tenure for a proposed development can be provided when 

known in order to refine projected population yields. When the development details 

are complete the user selects the button to enter the trajectory data as displayed in 

Figure 3. The trajectory may be provided by the applicant or, where not provided, 

based on a reasonable assumption given consideration of the total development 

size. 
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Figure 1. The Hertfordshire Development Model broad processes. 
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Figure 2. The model main screen for proposed development data entry. 
 

 

Figure 3. The model trajectory sheet with conditional format error checking. 
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The model has the functionality to include very detailed trajectories but in most 

instances an applicant may not have a high level of detail on trajectories for 

individual types and tenures. The user is able to input a high level trajectory and 

allow the model to calculate the more detailed scenarios by applying a proportional 

split between the houses and flats across type and tenure. 

 
1.3 Model outputs 

 
The model uses the number of dwellings by bed size to calculate single dwelling 

population yield values as determined from the Census Migrant Household data. 

These yield figures are then multiplied by the dwelling percentage representation by 

bed size in order to calculate a yield per 100 dwellings by age. The yield per 100 

dwellings values by age are linked to the underlying model sheets which utilise the 

build trajectory to calculate the number of persons by age as the development 

progresses. Technical Appendix 3 provides further detail on the specifics of the 

model process. Model outputs are both tabular and graphed. Figure 4 displays the 

graphed projected population yield output for a selected age range – for example 

primary education. More detail on the worksheets that sit behind the model is 

available in Technical Appendix 4. 

 
 

Figure 4. The graph and tabular model outputs for population yielded from a 

proposed development for a selected age group. 
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 1.4 Calibrating the Demographic Model with the PYS 

 

The scope of the authority PYS provides an excellent observed statistical base to 

which HDM mainstream pupil projections can be compared using “real world” new 

build development aggregations for which yields are known.  

Comparison between the HDM and PYS was conducted using the PYS 59 cohort; 

this cohort has previously been used to determine mainstream pupil yields 

associated with the emerging development typology classification adopted for use 

at the Local Plan stage. The PYS 59 cohort consists of 6,261 new build dwellings 

overall of which 1,220 (19.2%), 2980 (46.8%) and 2,161 (34%) were observed in 

Tier 1, Tier 2 and Tier 3 developments respectively. Comparisons in yields were 

conducted for all Tiers and for the cohort overall. The following typology Forms of 

Entry (FE) to dwellings counts, and within tier average development mixes, were 

observed from previous work:  

• Tier 1, 1FE primary per 400 dwellings: These sites are typically greenfield 

sites with a dominance of houses (typically 80/20 houses/flats), a higher 

proportion of 3+ bed properties and a higher proportion of detached or semi-

detached houses. There tends to be a dwelling unit density of 22 to 40 per 

hectare (dph). 

• Tier 2, 1FE primary per 500 dwellings: These sites are typically PDL with a 

mix of houses and flats, and a higher proportion of terraced, maisonettes or 

flats. There is generally a 50/50 Split between smaller (1 & 2-bed) and larger 

(3-bed+) family homes, while houses are most likely to be terraced. There 

tends to be a dwelling unit density of 40 to 60 per hectare (dph). 

• Tier 3, 1FE per 1,000 dwellings (excluding Watford)1: These sites are 

typically PDL with a dominance of 1-2 bed properties and are mainly flatted 

developments (at least 75% flats). There tends to be a dwelling unit density 

of >=60 per hectare (75 to 100 is quite common). 

Figure 1 displays an example output of primary mainstream yields projected for Tier 

 
1 Flatted developments in Watford produce abnormally high yields when compared to similar sites in 
other Hertfordshire authorities.  A different strategic planning ratio is therefore applied to Tier 3 
developments in Watford when assessing local plan growth scenarios. 
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1 developments versus that observed from the PYS. It can be observed that, in this 

instance, the accumulation of mainstream yields follows a consistent pattern with 

that projected from the HDM. There was a 4.1% difference in the HDM peak yield to 

the current PYS Tier 1 cohort count, it should be noted however that yields are still 

annually increasing although at a decreasing rate. It is anticipated that PYS yields 

will increase further in 2021 either narrowing the gap to the HDM projections or, for 

Tier 1 developments, surpassing HDM forecasts. 

Figure 1. Typology Tier 1 PYS observed primary mainstream pupil counts 

versus HDM projected applying the aggregate development dwelling type, bed 

size and, tenure mix (Type Outputs).

Whilst HDM projected mainstream primary yields were close to that observed in Tier 

1 developments a higher degree of variance was observed with Tier 2 and 3. 

Generally as the percentage contribution of houses to a mix decreased, and 

conversely a higher contribution of flats, then the larger the difference between the 

HDM projected primary mainstream yields and that observed from the PYS. 

Provisional evidence indicates that this likely occurs due to a higher level of resident 

churn (in and out movements) within Tier 2 and 3 in conjunction with lower 

proportions of AR/SR in contrast to Tier 1 (primarily for the flatted element). 

Functions were incorporated into the HDM to provide an indication of typology for 

an entered mix based on the typology classifications listed above. HDM projected 
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mainstream yields are subsequently reduced according to the typology-based Type 

and Tenure (highest level of detail) differences observed between PYS and HDM. 

The percentage reduction applied to a specific mix is not set to the Tier average 

difference observed for that typology but rather on a linear interpolated reduction 

related to the percentage contribution of houses to the entered mix. For example, a 

development is entered to the HDM from which the mix indicates a Tier 1 proposal 

such that: there is a dominance of houses (typically 80/20) and a higher proportion 

of 3+ bed properties. However, the representation of larger family houses is less 

than that observed from the PYS Tier 1 cohort and it can logically be expected that 

the percentage difference to the HDM projections will be greater and lie between 

the Tier 1 average reduction and that of Tier 2. 

The higher difference occurs due to a lower representation of larger, higher yielding, 

family dwellings. The percentage reduction point is determined by the linear 

interpolation of the applied reduction between the known percentage contribution of 

Tier 1 houses to the known percentage contribution of Tier 2 and/or Tier 3 houses 

and the calculated percentage difference to the HDM. The interpolated value based 

on a proposal mix is applied to reduce HDM projected mainstream yields 

accordingly, outputs are therefore specific to each unique development (Figure 2). 

Figure 2. Example increasing percentage reduction to the HDM mainstream 
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education outputs with decreasing representation of houses to a proposed 

mix (data is for illustration of method only; it does not represent observations 

from the PYS to HDM comparison study). 

Figure 2 displays an example relationship between reducing contribution of houses 

to a mix and increasing percentage reduction to HDM calculated yield. The data 

presented is for illustrative purposes only and does not reflect actual observations 

from the PYS to HDM comparison.

A criticism previously raised was that the authority did not update Long Term 

Average (LTA) mainstream yields within projections to reflect post 2011 census yield 

rates. The LTA is the overall yield that a development would be expected to attain 

once enough time has passed post peak and reflects the wider housing stock yields, 

it is sometimes referred to as the “All Households” yield. The HDM inclusion of only 

2011 census based All Household yields was suggested to not take account of inter-

census period changes to overall dwelling stock numbers nor changes in the 

demographic profile of the authority area. A statistical randomised dwelling sample of 

2,2,525 dwellings was undertaken (Figure 3) of which 22.6% were flats and 77.4% 

houses, this is reflective of the overall dwelling stock split of 22.4% flats and 77.6% 

houses.
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Figure 3. The randomised LTA update dwelling sample and scatter throughout 

Hertfordshire. 

Whilst the industry standard confidence level is 95% +/- 5% it was considered 

prudent to aim for 95% +/- 2%; based on this criteria Figure 4 indicates a sample 

size of 2,401 dwellings would be required.

The inclusion of dwellings above this threshold was to provide a buffer for exclusion 

of some poor-quality School Census addresses which are impossible to geolocate 

to Unique Property Reference Number (UPRN) level. It can be noted that in deriving 

the figure of 2,401 dwellings that the population proportion displaying the 

characteristic of interest threshold of 50% has been applied. The PYS has 

demonstrated that houses can have a primary pupil yield up to, and in excess of 50 

per 100 dwellings, or 50%. The 50% demarcation in sampling is the “worst case” 

scenario due to the presence of a higher level of uncertainty and hence the sample 

size required at this mid-point is the largest.

Figure 4. Required sample size based on the percentage representation of the 

characteristic of interest, level of precision and, confidence interval (Source: 

National Audit Office – Statistical & Technical Team – A practical Guide to 

Sampling).

Address cleansing of January 2019 School Census records (extracted based on a 
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postcode match to the sample dwelling cohort postcodes), and cross-refencing of 

subsequently allocated UPRN to that of the sample cohort determined a count of 

mainstream pupils for Units Only, Houses Only and, Flats Only. These updated 

values are shown in Table 1 below.  

Table 1. Sample derived LTA mainstream sector yields per 100 dwellings at 

Units Only, House Only and, Flats Only (2019). 

  Dwellings N2 PRIMARY SECONDARY POST-16 

UNITS ONLY 2525 36 472 303 71 

  Yield per 100 1.4 18.7 12.0 2.8 

HOUSES 1954 30 425 286 69 

  Yield per 100 1.5 21.8 14.6 3.5 

FLATS 571 6 47 17 2 

  Yield per 100 1.1 8.2 3.0 0.4 

 

 

Once bed size and tenure information for the sample cohort based on each 

individual dwelling UPRN is obtained the authority can calculate updated type, bed 

size and tenure specific LTA yields for inclusion in development modelling. In the 

interim, HCC is conducting a 2020 LTA administrative update based on a larger 

sample cohort size of 6,000 dwellings. It is intended that this will both further reduce 

the confidence interval <1.5%, within which the true population mean will lie, and 

permit initial examination of special school LTA yields by sector.  
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1.5 Conclusion 

 
Hertfordshire County Council has statutory requirements for a number of service 

areas. In particular, when considering the outputs of the model, to provide sufficient 

school places for its populace. Part of this process is to have robust and transparent 

processes which reflect that due diligence has been undertaken in estimating the 

most likely pupil yield arising from a particular development. The authority is 

confident that the contributions requested from developers as a result of the 

projection model, aligned with actual observed yields from the county council’s Pupil 

Yield Study, are accurate and fair and are also supported by additional pieces of 

work which the county council has previously undertaken. Projected yield, and other 

data, arising from the model will be used to inform discussion on residential planning 

applications as sites come forward for delivery. 
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TECHNICAL APPENDIX 1: OTHER METHODS FOR THE 

PROJECTION OF POPULATION ARISING FROM NEW BUILD 

DEVELOPMENTS. 

 
Historically estimates of the population, in particular child yield for education 

contributions, resulting from new housing developments have been debatable 

between authorities and developers although good data to support these 

negotiations has often been limited. Many factors influence both whether a 

contribution is sought from a proposed development by a local authority and also the 

scale requested (whether financial, land or other). General factors that influence 

whether a contribution is sought include: 

• Development size (total number of dwellings). 

• Development location. 

• School capacity in the area (for primary and secondary aged pupils). 

• Early years (childcare and pre-school) capacity in the area. 

• Development composition, published literature indicates that sometimes the 

following are excluded from providing an education contribution: 

• Bed Sits, Studio and one bedroom properties3
 

• Sheltered accommodation. 

• Hostels. 

• Student accommodation. 

• Specialist elderly housing such as rest homes and nursing homes. 

• Redevelopment or housing development schemes which do not 

increase the number of family houses. 

 
Factors that influence the scale of the contribution from a housing development 

generally include: 

• Dwelling Type – House or Flat. 

• Dwelling Size – Number of bedrooms. 

 
3 For example; Bracknell Forest (Planning Obligations, Supplementary Planning Document February 2015): 

Cambridgeshire County Council (Revisions to child yield multipliers for new developments September 2015): 

Essex County Council (The Essex County Council Developers' Guide to Infrastructure Contributions 2015). 
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• Dwelling Tenure – Market or Social Housing (often cross referred to as 

Affordable). 

 
A number of methods have been applied by local authorities to determine pupil 

yields arising from new developments, these include: 

• Demographic methods. 

• Surveys of new build housing. 

• Census data typically relating to person age and household counts for “All 

Households” and “Migrant Households” for application in statistical modelling. 

 
Hertfordshire County Council has previously undertaken a review of local authority 

processes in determining pupil yields from new developments which examines in 

greater depth each of these methods (June 2012). 

 
1.1 DEMOGRAPHIC RATIOS 

 

Generally the application of demographic ratios is the simplest method to determine 

population yield from a development. However it should be noted that within 

published literature generally no distinction is made between older housing stock and 

new build properties, for dwelling type, size or tenure. This method therefore 

discounts the fact that wholly moving (Migrant Households) have a difference 

demographic age structure than the population as a whole and at best is suggestive 

of what a long term average yield would be in comparison to a local authority as a 

whole. Additionally this method has only tended to be applied by local authorities 

where a proposed development does not specify the type or tenure of housing that 

will be built. Whilst focus herein is predominantly on child yield the method is 

applicable to all age groups. 

 
The Department for Communities and Local Government estimated that as at the 

31st March 2016 there were 483,260 domestic dwellings in Hertfordshire (Source: 

DCLG Housing Statistics Table 125 - Local Authority Level). The Office for National 

Statistics (ONS) Mid-Year Estimates 2015 indicated that there were 264,254 children 

aged 0 to <18 years giving rise to an overall yield of 55 children per 100 dwellings 
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(Table 1). Applying the aggregated number of children within each year of age 

determined that in Hertfordshire, per 100 dwellings, there would be a yield of 13 

children to Early Years (0 to <4 years), 22 to primary (4 to <11 years), 14 to 

secondary (11 to <16 years) and 6 to Post-16 education (note the latter excludes any 

applicable Post-16 stay on rate). In relation to the total population there would be a 

yield of 241 persons per 100 dwellings of which 67 would be aged 55+ and 40 aged 

65+. 

 
Table 1. Example yields per 100 dwellings for commonly requested population 

sectors based on the most recent DCLG dwelling estimates and ONS Mid-Year 

Estimates data (2015/16). For comparative purposes a selection of data for 

2012 is also displayed. 

 0 - 3 Years 4 - 10 

Years 

4 - 8 Years 11 - 15 

Years 

16 - 17 

Years 

2015 MYE 60,895 107,129 78,817 68,053 28,177 

2016 Dwellings 483,260     

Yield per 100 12.6 22.2 16.3 14.1 5.8 

  
13 - 19 

Years 

 
0 - 17 

Years 

 
Age 55+ 

 
Age 65+ 

 
Total Pop. 

2015 MYE 94,070 264,254 322,141 194,328 1,166,339 

Yield per 100 19.5 54.7 66.7 40.2 241.3 

  
0 - 3 Years 

 
4 - 10 

Years 

 
11 - 15 

Years 

 
16 - 17 

Years 

 
0 - 17 

Years 

2012 MYE 61,266 97,040 68,959 28,684 255,949 

2012 Dwellings* 470,428     

Yield per 100 13.0 20.6 14.7 6.1 54.4 

*Determined from Address Point files. 

 
 

Since 2012 there has been an increase in the overall yield of children per 100 

dwellings resulting from an additional 8,305 children aged 0 to 18 years (Table 1). 

The rise in overall number of children has been driven by an increase of 10,089 

primary aged children offset by a slight decrease in the Early Years, Secondary and 
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Post-16 cohorts of 371, 906 and 507 children respectively. Overtime the primary 

cohort will age and transition into the secondary sector resulting in an approximate 

14% rise ([10,089/68,959]*100) in this cohort. Sector yields per 100 dwellings 

calculated using this method would be applied to a known development size to 

determine a proxy measure of numbers of children irrespective of the dwelling bed 

size, type or tenure. For example the calculated 22 primary age children per 100 

dwellings arising from Table 1 equates to 1 Form of Entry (FE, 210 primary age 

pupils) arising from 950 dwellings. Tables 2 and 3 display the yield per 100 dwelling 

values by age group for 2011 Census derived All Households and Migrant 

Household data sets. It can be observed that the yield values within the Early Years 

(0 to 3 years) sector are significantly higher in Migrant Households than All 

Households whilst the primary yields are relatively comparable. 

 
Table 2. Example yields per 100 dwellings for commonly requested population 

sectors based on the 2011 Census All Households customised table outputs 

for Hertfordshire. 

 0 - 3 Years 4 - 10 

Years 

4 - 8 Years 11 - 15 

Years 

16 - 17 

Years 

Population 59,396 93,828 67,569 68,918 28,463 

Households 451,608     

Yield per 100 13.2 20.8 15.0 15.3 6.3 

  
13 - 19 

Years 

 
0 - 17 

Years 

 
Age 55+ 

 
Age 65+ 

 
Total Pop. 

Population 93,884 250,605 290,132 166,589 1,097,683 

Yield per 100 20.8 55.5 64.2 36.9 243.1 

 
New build developments will be populated by persons that move into a development 

and indications of their numbers can be sourced from ONS defined wholly moving 

households. The Office for National Statistics (ONS) states that: “Migration tends to 

be concentrated at young adult ages… future net migration has a much greater 

effect on the projected number of women of childbearing age and hence the 

projected number of births, than on projected deaths (ONS SNPP 2014 – 29th
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October 2015)”. The demographic profile of migrant households therefore tends to 

differ observably from the population as a whole and given the dominance of the 

young fertile adult groups the likely number of births will be higher. It is a matter of 

natural progression that these high birth numbers will transition over time into the 

Early Years, Primary and Secondary sectors. 

 
Table 3. Example yields per 100 dwellings for commonly requested population 

sectors based on the 2011 Census Migrant Households customised table 

outputs for Hertfordshire. 

 0 - 3 Years 4 - 10 

Years 

4 - 8 Years 11 - 15 

Years 

16 - 17 

Years 

Population 8,503 7,046 5,400 3,222 1,030 

Households 32,846     

Yield per 100 25.9 21.5 16.4 9.8 3.1 

 13 - 19 

Years 

0 - 17 

Years 

Age 55+ Age 65+ Total 

Pop. 

Population 3,981 19,801 6,951 3,453 71,334 

Yield per 100 12.1 60.3 21.2 10.5 217.2 

 
A significant limitation of the demographic ratios method is the inability to age the 

high yield per 100 dwellings in the Early Years sector into the primary cohort as a 

development ages resulting in an under-estimation of the number of children likely to 

require a school place in the future. The “Units Only” model projects a primary pupil 

yield of 426 pupils for 1,000 dwellings on the basis of the Migrant Household bed 

size mix however the summary primary yield per 100 dwellings within the underlying 

data set was 21.5 pupils (Table 3). 

 
This is not dissimilar to those values displayed in Table 1 and equates to a projected 

primary yield difference of 211 (426 – 215) pupils and occurs as the application of 

flat rates does not allow for the cumulative transition of the higher yield per 100 

dwellings age 0 to 3 cohorts into the primary sector over time. It is therefore not 

necessarily the immediate number of primary age children arising from a 
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development but the transition of higher yield births into this sector which 

increases demand on school places. 

 
Any yield calculation method which does not consider this factor is likely to under- 

project future school place demand. Account is also not given to the higher “birth 

rates” within a new development as it ages and transitions to a rate equivalent to All 

Households of an identical dwelling mix (Figure 1). The effect of discounting the 

transition of the younger cohorts into the primary sector is in this example a 

significant under representation of likely yield. It is of note that the transition from a 

peak yield following a development completion to that expected from Hertfordshire 

overall can take many years and as such consideration cannot be given to the long 

term average in isolation. 

 
 

Figure 1. The transition of the Age 0 yield per 100 dwellings from Migrant 

Households (Year 1) for per annum completed dwellings in a development to 

that of the All Households yield (Year 8). The data displayed is representative 

of the Units Only development of 1,000 dwellings with 2011 census bed size 

mix. 

 
Overall the impact of migration on population change can be significant with the ONS 

National Population Projections (2014) indicating that nationally 51% of population 

change to the end of their projection horizon will occur as a result of this element. 

This rises to 68% if taking into account the indirect contribution of future migration to 
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population change through its effect on births and deaths. The demographic 

characteristics of migrant populations are generally sufficiently different to 

that of the population as a whole that they are considered by the ONS as a 

separate group, much the same way that Special Populations are in the creation of 

their mid-year estimates. 

 
1.2 HOUSING SURVEYS 

 

Yields determined from surveys and that of a census tend to be more specific 

than demographic ratios and take into account factors such as accommodation 

type (house or flat), size (number of bedrooms) and tenure (affordable and market 

housing) which are generally accepted to influence overall child yield from a 

development4. These methods also allow for the hypothesis that new builds can give 

rise to a higher pupil yield in comparison to all housing stock and are therefore 

considered more precise. Surveys tend to be specific to particular areas where new 

developments have occurred and their robustness is directly proportional to the 

sampling methodology and response rates however they are generally resource 

intensive and costly. 

 
HCC initiated a programme of research between 2008 and 2011 over concerns as to 

potential primary yield increasing as a result of the 22% rise in live births, and the 

18% rise in the general fertility rate, between 2002 and 2011 within the authority. The 

project was an extension of an original body of work, funded by the Royal Statistical 

Society, which examined the accuracy of several beliefs relating to temporal 

variation in the age profile of residents on new developments in Hertfordshire. 

Primary and Secondary pupil yield data was sourced from the Schools Census 

following geo-coding and matching to identified and completed housing development 

sites of an urban, semi-urban and rural setting type. The authority’s demographer 

determined that the sample size was statistically robust at county level. 

 
 
 

 

4 Social housing is provided by a landlord on the basis of housing need, and rents are no higher than 
target rents set by the government for housing association and local authority rents. Market housing 
relates to owner-occupied and private rented housing, which does not meet the affordability and access 
criteria for social housing or intermediate housing. 
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Whilst neither dwelling type, tenure or bed size data was collected during the survey 

a mean yield of 23.2 primary pupils per 100 dwellings was determined although 

statistically applying a yield of 42.8 children per 100 dwellings would result in an 

under-prediction of calculated primary age yield in only 2.5% of observations. The 

mean yield of 23.2 pupils per 100 dwellings and the adjusted yield of 42.8 equated to 

one Form of Entry arising from between 900 and 500 dwellings respectively. 

Applying a one Form of Entry arising from this number of dwellings at a strategic 

level minimises the risk to the authority of under predicting pupil yield arising from 

new developments. The 1FE per 500 dwellings is also supported by analysis of 2011 

census data as determined from the Development Model. 

 
1.3 APPLICATION OF CENSUS DATA 

 
Every ten years the census gives a complete picture of the nation and allows the 

comparison of different groups of people across the United Kingdom because the 

same questions are asked, and the information is recorded, in the same way 

throughout England, Wales, Scotland and Northern Ireland (Office for National 

Statistics). Public services such as schools, health, roads and libraries amongst 

others need to be planned and a census provides information that government 

needs to develop such policies and allocate funding. As a result of each census a 

multitude of data tables are produced, across a broad range of subjects, allowing for 

the statistically robust analysis and insight of the nation’s characteristics across 

multiple geographies. 

 
Information on population demographics and housing is collected as part of the 

census which provides data on accommodation and about the way households live. 

Application of census data within this context is generally dependent on the age 

profile yield from ONS customised table outputs relating to “All Households” and 

“Migrant Households”. All Households represents the overall population within a 

defined geography whilst Migrant Households represents wholly moving 

households in the twelve months prior to the census and which tend to have 

observably different demographic characteristics. ONS customised 2011 census 

table outputs underpin the Hertfordshire Development model and are discussed 

extensively within Technical Appendix 2. 
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TECHNICAL APPENDIX 2: APPLICATION OF THE 2011 CENSUS 

ALL HOUSEHOLDS AND MIGRANT HOUSEHOLDS DATA TABLES. 

 
The 2011 Census customised data outputs for All Households and Migrant 

Households provides information relating to the number of persons by age versus 

total number of households, or it can be broken down by dwelling bed size, type and 

tenure (or any combination thereof) for incorporation into the model. The 2001 

census data was dependent on a relationship established between dwelling Number 

of Rooms to dwelling Number of Bedrooms in order to determine bed size. This was 

necessary as the 2001 census asked only for the household number of rooms and 

not the number of bedrooms, this distinction was corrected for the 2011 census 

which directly provides number of bedrooms. Whilst the 2011 census number of 

bedrooms data is directly applicable within the models as a result of statistical 

disclosure controls the bed size range was capped at 4+ bedrooms. 

 
The customised outputs contained a series of sub-tables relating to (A) All 

Households (houses and flats combined i.e. B + C), (B) House or Bungalow and, (C) 

Flat, Maisonette or Apartment. An example of the All Households (ONS Table 

CTO174 & CTO173) sub-table is shown in Table 1 for all bed sizes in aggregate at 

Hertfordshire County Council geography. This is an age specific aggregation of the 

number of persons occurring in All Households (B and C combined) by tenure for 

Hertfordshire. Aggregation of the single year of ages for children aged 0 – 17 years 

allows for sector totals to be derived for pre-school (0 to <4 years), primary (4 to <11 

years), secondary (11 to <16 years) and post-16 (16 + 17 years). 

 
It is important to note that whilst the data displayed in Table 1 is theoretically an 

aggregation of Houses and Flats by Tenure, this being the constituent parts, the 

aggregate in this instance is for a “dwelling” of non-stated type. This distinction is of 

significance as at this level no distinction is made as to the proportional 

representation of the Type factor which Technical Note 1 determined to have an 

impact on projected development yield. It follows from the above classification that 

further sub-tables are available following an identical structure of persons by age for 

household type (Categories A, B and C above) by tenure and bed size. 
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Table 1. Summary data for All Households arising from ONS Table CTO174 & CTO173 

- Accommodation type for households and age of persons by number of bedrooms 

by tenure – All households and all persons in households in Hertfordshire (Data 

shown is for all bed sizes in aggregate and for the age range 0 to 16 years only due to 

table size). 
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TOTAL 

HOUSEHOLDS 

 
134949 

 
170855 

 
41567 

 
40695 

 
54306 

 
9236 

 
451608 

 

Total Persons 

by Age 

 
269786 

 
495415 

 
96300 

 
90178 

 
127145 

 
18859 

 
1097683 

0 years 686 8020 1510 1448 3080 303 15047 

1 year 756 8018 1557 1486 2777 284 14878 

2 years 758 8067 1641 1525 2542 245 14778 

3 years 832 8279 1652 1518 2186 226 14693 

4 years 892 8256 1581 1500 1941 238 14408 

5 years 881 8045 1493 1533 1703 192 13847 

6 years 980 7796 1408 1361 1571 190 13306 

7 years 1089 7988 1365 1361 1478 175 13456 

8 years 1109 7463 1290 1295 1229 166 12552 

9 years 1174 7707 1421 1357 1235 146 13040 

10 years 1362 7738 1396 1349 1218 156 13219 

11 years 1409 7903 1385 1370 1241 162 13470 

12 years 1498 8148 1473 1342 1161 145 13767 

13 years 1638 7973 1487 1389 1088 143 13718 

14 years 1686 8067 1529 1429 1097 162 13970 

15 years 1837 7964 1583 1422 1050 137 13993 

16 years 1972 8113 1571 1349 1053 156 14214 
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Table 2. The number of “All Households” residents and dwellings by bed size 
and the respective percentage (%) dwelling representation by bed size relative 
to all dwellings. 

Bed Size 

Units Only  1 2 3 4+ 

Persons 1,097,683 74,947 220,330 473,749 328,657 

Dwellings 451,608 55,571 111,715 181,086 103,236 

% dwelling mix by size  12.3% 24.7% 40.1% 22.9% 

Units & Type - Houses  1 2 3 4+ 

Persons 930,773 14,258 130,285 460,547 325,683 

Dwellings 353,351 9,778 65,318 175,921 102,334 

% dwelling mix by size  2.2% 14.5% 39.0% 22.7% 

Units & Type - Flats 
 

1 2 3 4+ 

Persons 166,910 60,689 90,045 13,202 2,974 

Dwellings 98,257 45,793 46,397 5,165 902 

% dwelling mix by size  10.1% 10.3% 1.1% 0.2% 

Units & Type & Tenure – Open Market Houses 
  1 2 3 4+ 

Persons 799,477 8,924 99,604 378,021 312,928 

Dwellings 304,930 5,697 51,793 148,273 99,167 

% dwelling mix by size  1.3% 11.5% 32.8% 22.0% 

Units and Type & Tenure – Social Houses 
  1 2 3 4+ 

Persons 131,296 5,334 30,681 82,526 12,755 

Dwellings 48,421 4,081 13,525 27,648 3,167 

% dwelling mix by size  0.9% 3.0% 6.1% 0.7% 

Units and Type & Tenure – Open Market Flats 
  1 2 3 4+ 

Persons 111,728 35,135 64,543 9,499 2,551 

Dwellings 64,416 24,995 34,788 3,870 763 

% dwelling mix by size  5.5% 7.7% 0.9% 0.2% 

Units and Type & Tenure – Social Flats 
  1 2 3 4+ 

Persons 55,182 25,554 25,502 3,703 423 

Dwellings 33,841 20,798 11,609 1,295 139 

% dwelling mix by size  4.6% 2.6% 0.3% 0.0% 
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Table 3. The number of “Migrant Households” residents and dwellings by bed 
size and the respective percentage (%) dwelling representation by bed size 
relative to all dwellings. 

Bed Size 

Units Only  1 2 3 4+ 

Persons 71,334 10,753 21,918 24,111 14,552 

Dwellings 32,846 8,254 11,497 8,714 4,381 

% dwelling mix by size  25.1% 35.0% 26.5% 13.3% 

Units & Type - Houses  1 2 3 4+ 

Persons 48,036 1,423 9,610 22,707 14,296 

Dwellings 18,252 1,030 4,813 8,130 4,279 

% dwelling mix by size  3.1% 14.7% 24.8% 13.0% 

Units & Type - Flats 
 

1 2 3 4+ 

Persons 23,298 9,330 12,308 1,404 256 

Dwellings 14,594 7,224 6,684 584 102 

% dwelling mix by size  22.0% 20.3% 1.8% 0.3% 

Units and Type & Tenure – Open Market Houses 
  1 2 3 4+ 

Persons 41,267 1,050 7,850 18,784 13,583 

Dwellings 16,004 723 4,061 7,087 4,133 

% dwelling mix by size  2.2% 12.4% 21.6% 12.6% 

Units and Type & Tenure – Social Houses 
  1 2 3 4+ 

Persons 6,769 373 1,760 3,923 713 

Dwellings 2,248 307 752 1,043 146 

% dwelling mix by size  0.9% 2.3% 3.2% 0.4% 

Units and Type & Tenure – Open Market Flats 
  1 2 3 4+ 

Persons 17,638 6,546 9,816 1,076 200 

Dwellings 10,993 4,918 5,518 474 83 

% dwelling mix by size  15.0% 16.8% 1.4% 0.3% 

Units and Type & Tenure – Social Flats 
  1 2 3 4+ 

Persons 5,660 2,784 2,492 328 56 

Dwellings 3,601 2,306 1,166 110 19 

% dwelling mix by size  7.0% 3.5% 0.3% 0.1% 
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These tables, of which there are 330 in total (165 each for All Households and 

Migrant Households), provide the underlying raw data used in calculating child yield 

by sector, and by varying level of detail, within the model applied by Hertfordshire 

County Council. Combination of customised table outputs CTO173 and CTO174 for 

All Households determined that there were 451,608 households in total within 

Hertfordshire of which 12.3% were 1 bedroom dwellings, 24.7% were 2 bedroom, 

40.1% were 3 bedroom and 22.9% were 4 and above bedroom dwellings (Table 2). 

 
 

In relation to the Migrant, wholly moving households in the year prior to the 2011 

census date, customised output for Hertfordshire it was observed that there were a 

total of 32,846 households. Of these 25.1% were 1 bedroom households, 35.0% 

were 2 bedrooms, 26.5% were 3 bedrooms and 13.3% were 4 or more bedrooms 

(Table 3). In comparison the proportion of 1 and 2 bedroom households within the 

Migrants cohort was observably higher than that of the All Households. 

 
Conversely the proportion of 3 and 4 (or more) bedroom households in Hertfordshire 

within the All Households customised output was higher than that of the Migrants 

cohort. In both instances the census household mix, as defined within Table 2 and 3, 

determined a particular age yield profile based on the proportional representation of 

these bedroom sizes. An amendment to the proportional mix would likely result in a 

different age yield being determined which would be an important component of any 

model. With respect to the percentage representation by dwelling type All 

Households had 78.4% Houses and 21.7% Flats whilst Migrant Households had a 

lower proportion of Houses at 55.6% and 44.4% Flats. 

 
The dominant tenure for All Households and Migrant Households was Open Market 

Houses at 67.6% and 48.8% respectively followed by Open Market Flats at 14.3% 

and 33.5%. Affordable flats had a higher proportional representation in Migrant 

Households at 10.9% than that observed for All Households at 7.5%. Broadly 

speaking occupancy rates by type and tenure were similar between All Households 

and Migrant Households and in both instances affordable dwellings generally had a 

higher value (Tables 4 and 5). The latter point suggests that affordable dwellings are 

generally used more efficiently than that of the equivalent Open Market residences. 
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Table 4. The “All Households” percentage (%) contribution of households 

by Type and Tenure to total households for the Hertfordshire model and 

respective total population occupancy rates by bed size. 

 
Occupancy Ratio by bed size 

 % 
Contribution 

 1 2 3 4+ 

 
Units Only 

 
100.0% 

 
2.4 

 
1.3 

 
2.0 

 
2.6 

 
3.2 

 
Units and Type 

Houses 78.4% 2.6 1.5 2.0 2.6 3.2 

Flats 21.7% 1.7 1.3 1.9 2.6 3.3 

 
Units and Type & Tenure 

OM Houses 67.6% 2.6 1.6 1.9 2.5 3.2 

Aff. Houses 10.7% 2.7 1.3 2.3 3.0 4.0 

OM Flats 14.3% 1.7 1.4 1.9 2.5 3.3 

Aff. Flats 7.5% 1.6 1.2 2.2 2.9 3.0 

 

Dividing the number of persons by the number of households by size (number of 

bedrooms) determines a “per dwelling” person yield by single year of age for both All 

Households and Migrant households (Table 6). For example within Migrant 

Households there were a total of 2,518 persons aged 0 for all bedroom sizes and a 

total number of 32,846 households which gives a specific age yield per dwelling of 

0.08 in this instance. The 3 bedroom dwelling size count of persons aged 0 was 925 

whilst the number of households was 8,714 giving rise to a single dwelling yield aged 

0 of 0.106 and so forth. As Table 6 displays the data can be further broken down to 

provide single dwelling yields by age and bed size for Type and Type & Tenure. 

Aggregation of the Single Year of Age (SYOA) data presented within Table 6 allows 

for school stage totals to be determined per single dwelling for All Dwellings and by 

dwelling size for Type and Type & Tenure combined. 
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Table 5. The “Migrant Households” percentage (%) contribution of 

households by Type and Tenure to total households for the model and 

respective total population occupancy rates by bed size. 

 
Occupancy Ratio by bed size 

 % 
Contribution 

 1 2 3 4+ 

 
Units Only 

 
100.0% 

 
2.2 

 
1.3 

 
1.9 

 
2.8 

 
3.3 

 
Units and Type 

Houses 55.6% 2.6 1.4 2.0 2.8 3.3 

Flats 44.4% 1.6 1.3 1.8 2.4 2.5 

 
Units and Type & Tenure 

OM Houses 48.8% 2.6 1.5 1.9 2.7 3.3 

Aff. Houses 6.8% 3.0 1.2 2.3 3.8 4.9 

OM Flats 33.5% 1.6 1.3 1.8 2.3 2.4 

Aff. Flats 10.9% 1.6 1.2 2.1 3.0 2.9 

 

The yield per dwelling values readily lend themselves for transformation to 

commonly applied ratios of child yield per 100 dwellings through multiplying the 

single year of age yield by specific bedroom size to the relevant development 

composition by bed size. This is discussed in greater detail in Technical Appendix 3. 

Where a development mix is unknown, such that just the development overall size is 

known, then the 2011 Migrant Household bed size mix ratios are applied (Units 

Only). Where the development mix is known, i.e. number of dwellings by bedroom 

size for all types and/or tenures combined, the specific mix is applied in the 

calculation process (Units and Type/Units and Type & Tenure). This therefore allows 

for yields to be calculated specific to the development mix characteristics but also 

enables the determination of yields wherein the mix is unknown through application 

of the census ratios. The Census development mix ratios for All Households and 

Migrant Households are as shown in Tables 2 & 3. 
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Table 6. The yield per dwelling by Single Year of Age for 3 Bed 

dwellings for “Migrant Households”. 
 

Units Only Units and Type Units and Type & Tenure 

Age 

(Years) 

 
Houses Flats 

OM 

Houses 

Social 

Houses 

OM 

Flats 

Social 

Flats 

0 0.106 0.109 0.072 0.101 0.157 0.053 0.155 

1 0.104 0.107 0.070 0.096 0.178 0.057 0.127 

2 0.093 0.094 0.074 0.080 0.194 0.049 0.182 

3 0.085 0.087 0.060 0.072 0.191 0.044 0.127 

4 0.072 0.071 0.077 0.060 0.149 0.068 0.118 

5 0.063 0.065 0.034 0.054 0.138 0.027 0.064 

6 0.053 0.055 0.036 0.044 0.128 0.030 0.064 

7 0.050 0.051 0.038 0.040 0.126 0.023 0.100 

8 0.046 0.047 0.029 0.037 0.111 0.021 0.064 

9 0.045 0.046 0.038 0.038 0.098 0.034 0.055 

10 0.043 0.044 0.026 0.038 0.087 0.025 0.027 

11 0.042 0.043 0.027 0.036 0.092 0.019 0.064 

12 0.039 0.038 0.039 0.032 0.081 0.038 0.045 

13 0.031 0.031 0.026 0.026 0.067 0.025 0.027 

14 0.033 0.033 0.034 0.027 0.075 0.025 0.073 

15 0.025 0.025 0.017 0.021 0.058 0.013 0.036 

16 0.028 0.028 0.026 0.025 0.052 0.021 0.045 

17 0.025 0.026 0.021 0.021 0.058 0.017 0.036 

18 0.022 0.020 0.046 0.017 0.047 0.025 0.136 

19 0.017 0.016 0.033 0.013 0.034 0.025 0.064 

 

The difference between All Household and Migrant Household yield per 100 

dwellings can be investigated on the basis of an example development applied to 

“Units Only”. This applies 1000 dwellings of unknown Type or Type & Tenure, with a 

7 year build trajectory and applying the 2011 census Migrant Household bed size 

mix (1 bed = 25.1% of development total, 2 bed = 35.0%, 3 bed = 26.5% and 4+ bed 

= 13.3%). Figure 1 displays the observably higher Migrant Household yield per 100 
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dwellings of the young adult cohorts predominantly from 25 through to 39 years 

which relates to those cohorts whom are of reproductive age. 

 
 

 
 

Figure 1. The yield per 100 dwellings for Migrant Households and All 

Households based on the 2011 census data tables for Hertfordshire in 

consideration of All Dwellings (Bed size mix reflects that of Migrant 

Households – Table 2). 

 
It is also of note that the Migrant Household yields are twice those of All Households 

in the Age 0, 1, 2 and 3 cohorts. Whilst the primary age yields are higher for the 

Migrant Households this is predominantly in the age 4 to 6 cohorts with a tapering to 

an equivalent yield of All Households beyond this point. It is therefore observable 

that it is not necessarily a higher yield in primary age cohorts arising from Migrant 

Households which determines the yield arising from a new development but the 

ageing of the early years into the primary sector and beyond. The long term effects 

would be of particular relevance for a development with an extended trajectory. 

 
Figure 2 displays the difference in yield per 100 dwellings by age between Migrant 

Households and All Households for the “Units Only” example given above wherein 

positive values indicate a higher Migrant Household yield. For the specified 
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development mix it can be observed that the Migrant age 7 to 11 yield is only 

marginally higher than that of All Households whilst, for the secondary sector, this 

position is reversed with All Households having a higher yield. 

 
 

Figure 2. The difference in yield per 100 dwellings between Migrant 

Households and All Households based on the “Units Only” example (Bed size 

mix for both reflects that of the 2011 census Migrant Households – Table 2 – 

Positive values are a higher yield in Migrant Households). 

 
Of particular note however is the observably higher yield per 100 dwellings within the 

adults aged 20 to 39 years which supports the ONS position that migrant households 

tend to be dominated by younger adults. This cohort is of reproductive age and 

applying age specific fertility rates to the number of females would determine a 

higher number of births than that experienced by the equivalent number of All 

Households. The higher number of births would be in addition to the greater Age 0 to 

4 yields per 100 dwellings already present in Migrant Households which Figure 2 

displays supporting the hypothesis that wholly moving households tend to have 

higher proportions of younger children. 

 
Whilst the differences in these yields per 100 dwellings are observable context can 

be provided by dividing the Migrant Household yields by the All Households. On this 
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basis the age 0, 1, 2, 3, 4, 5 and 6 year old Migrant Households yields per 100 

dwellings for the specified development mix are 234%, 238%, 203%, 180%, 162%, 

147% and 134% higher than that of the All Households respectively. However, it is 

not just the migrant yields arising immediately from the completed dwellings which 

have an impact on projected early years and primary child numbers. As a 

development progresses and dwellings become occupied they will, over time, 

transition into a yield per 100 dwellings rate that reflects that of All Households i.e. a 

development over time is expected to reflect the demographic characteristics of 

Hertfordshire overall. 

 
 

Figure 3. The transition of the Age 0 yield per 100 dwellings from Migrant 

Households (Year 1) for per annum completed dwellings in a development to 

that of the All Households yield (Year 8). The data displayed is representative 

of the “Units Only” example specific development mix. 

 
As such the number of births that arise from a development, which age into early 

years and beyond, will reduce to that expected of All Households although this is a 

transitionary period over a number of years within which the births arising for 

dwellings completed will still exceed that of All Households. For the “Units Only” 

example the expected age 0 cohorts that will transition into completed dwellings over 

time is as shown in Figure 3, note that these values are specific to the applied 

development mix. 
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It can be observed from the specified development mix that not only is the Age 0 (or 

effective birth) yield per 100 dwellings twice that of All Households but over a 

number of years, whilst the development transitions to a yield rate of Hertfordshire 

overall, that the number of modelled births will be higher. This position is supported 

by the observably higher per 100 dwelling yields occurring within the reproductive 

age cohorts (Figure 2). A final observation is with regards to the older adult cohorts 

aged 45 and above. Figure 2 clearly presents that the yield per 100 dwellings of this 

cohort is considerably greater in All Households than that of Migrant Households. 

The dominance of the younger adults aged 20 – 39 years and the relatively lower 

number of older persons aged 45+ provides Migrant Households a demographic 

profile which is sufficiently different to the population as a whole that they are often 

considered as a separate group within projection models. 
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TECHNICAL APPENDIX 3: HOW THE DEVELOPMENT MODEL 

OPERATES. 

 
1.0 SINGLE DWELLING YIELDS AND APPLYING THE 

DEVELOPMENT BED SIZE PERCENTAGE SPLIT 

 
The 2011 census All Households and Migrant Households customised data tables 

allows for the determination of number of persons and number of households by bed 

size. This is applicable at all levels of detail for the “Units Only”, “Units and Type” 

and, the “Units and Type & Tenure” drill downs available in the model. It can be 

observed that the aggregate number of persons and households at the highest level 

of detail (Units and Type & Tenure) equals that at the lowest level of detail (Units 

Only). 

 
Within this context the Units Only level of detail considers all households to be an 

aggregate count of unspecified dwelling type whilst for Units and Type & Tenure the 

specific number of houses and flats by tenure is known. Given that the number of 

dwellings by bed size is known and that the number of persons by bed size is also 

known then it is possible to calculate yield per dwelling ratio values by bed size for 

each level of detail. This is applied within the Development model as a number of 

hidden and protected calculation worksheets relating to All Households and Migrant 

Households. 

 
The layout and processes of each of the worksheets is identical between All 

Households and Migrant Households. Each of the worksheets contains a table linked 

to the Illustrative Mix and represents the number of dwellings by bed size, Type and 

where applicable Tenure (Figure 1). Where type and tenure is not being considered 

then the Units Only level of detail will use the Development Size data and apply the 

census Migrant Household Bed Size Mix in the calculation processes. 

 
Figure 2 displays the next table included within these worksheets which shows the 

2011 census number of residents and households relevant to the level of detail 

specified (i.e. “Units Only”, “Units and Type” and, the “Units and Type & Tenure”). 
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Within this is displayed the bed size percentage mix used to multiply the single 

dwelling yield by age and bed size values derived from the census data into a yield 

per 100 dwelling rates by age. Each of the tables display the “Census Proportion” 

which represents the underlying census data bed size split and this is applied 

wherein a development mix by bed size is not specified (Units Only). 

 
 

Figure 1. The development mix by tenure and size matrix contained within 

each of the yield by single dwelling worksheets. 

 
The Development Proportion is displayed below the Census Proportion, where bed 

size data is entered into the models then the development mix will be applied rather 

than the census proportions. Detailed population data by age and bed size is 

presented from the relevant underlying census base data tables and is specific to the 

particular level of detail being applied (Figure 3). 
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Figure 2. 2011 Census number of resident and households with the census or 

development proportions applied in the calculations displayed. 

 
 

Figure 3. The 2011 Census population data used within the model sheets to 

calculate single dwelling yield values by bed size and age. 
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The specific number of households by bed size data shown in Figure 2 is applied to 

the detailed bed size population by age data displayed in Figure 3 in order to 

determine single dwelling yield values by age and bed size (Figure 4). The single 

dwelling yields arise from the underlying census data relative to “Units Only”, “Units 

and Type” and, the “Units and Type & Tenure” and are not as yet adjusted to take 

account of the development bed size mix. 

 
 

 

Figure 4. Age and Bed size specific single dwelling yield values calculated 

within the relevant “Units Only”, “Units and Type” and, the “Units and Type & 

Tenure” underlying data sheets for All Households and Migrant Households. 

 
1.1 CALCULATING THE YIELD PER 100 DWELLINGS BASED ON 

THE PERCENTAGE REPRESENTATION BY BED SIZE 

 
The single dwelling yields are calculated by dividing the total number of persons of a 

particular age within a particular bed size household by the total number of 

households of that bed size. It therefore follows that if one were to multiply the single 
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dwelling yield, by age, for a particular bed size by the total number of households of 

that bed size then it would realise the census total number of people of that age and 

vice versa with households. An alternative way of expressing this is as a percentage 

value given that the total number of households is known and the breakdown by bed 

size is also known. 

 
For example consider the “Migrant Households” census data for Units Only (i.e. no 

Type or Tenure level of detail). The total number of households was 32,846 of which 

8254, 11497, 8714 and 4381 were 1, 2, 3 and 4+ bedroom dwellings respectively. It 

therefore follows that the percentage representation of these bed sizes was 25.1% 

for 1 bed, 35.0% for 2 bed, 26.5% for 3 bed and, 13.3% for 4+ bed. The migrant 

population by age and bed size as determined from the census, in the case of Units 

Only, was therefore resident in this bed size proportionate mix. This is intrinsically 

linked to the single dwelling yield values by age and bed size due to the inter- 

relationship of these parameters. If one were to multiply a particular age yield per 

dwelling value for a particular bed size by the proportional representation of that bed 

size household relative to all households then it would derive the total number of 

persons of that age in that bed size as at the census date. 

 
Considering again the Units Only level of data, although this equally applies to Type 

and Tenure by bed size, the Age 0 yield per dwelling by bed size is as shown in 

Table 1 as (A). The percentage representation of the total number of households of 

each bed size relative to the total households is given as (B). Multiplying these 

figures together gives a yield per dwelling taking into account the percentage 

representation of the households relative to the total households (C). Multiplying 

these figures by one hundred gives an Age 0 yield per 100 dwellings (D) by bed size 

taking into account the proportionate bed size mix. The summation of these values 

by bed size gives an overall Age 0 yield per 100 dwellings which takes into account 

the percentage representation of the bed size mix. Based on the data in Table 1 the 

Migrant Household yield per 100 dwellings for Units Only (no Type nor Tenure 

distinction) for Age 0 children would therefore be (0.669 + 2.746 + 2.813 + 1.430) 

7.66 children. 
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Table 1. The application of the bed size percentage mix in order to calculate a 

yield per 100 dwellings specific to a development or the census. Data shown is 

for “Migrant Households” and the Units Only (no Type or Tenure distinction) 

Age 0 cohort. 

 1 Bed 2 Bed 3 Bed 4+ Bed 

 
(A) Yield per Dwelling 

 
0.027 

 
0.078 

 
0.106 

 
0.108 

(B) Household % Mix 25.1% 35.0% 26.5% 13.3% 

(C) A x B 0.007 0.027 0.028 0.014 

(D) Yield per 100 
dwellings (C x 100) 

0.669 2.746 2.813 1.430 

 
Within the model worksheets, as discussed later, the summary yields by age are 

multiplied by each year dwelling completions to determine the overall yield which will 

arise. The number of completions by bed size each year is unlikely to be known and 

therefore taking into account the bed size proportional representation in the yield 

calculations themselves accounts for this element. The yield per 100 dwellings by 

bed size taking into account the percentage bed size mix can be reverse calculated 

to check that the number of children matches that observed from the census. This 

can be done simply using the following equation: 

 

    100  × 
 : 

100
 

 
 

Applying this derives 220, 902, 924 and 470 Age 0 children resulting from the 

development proportional mix which matches that observed from the census (with 

the exception of minor rounding errors). An alternative way of expressing the yield 

per 100 dwellings with respect to the development proportionate bed size mix is 

displayed in Table 2 for the Age 0 cohort in the Units Only level of detail. The starting 

point in this instance is the number of households by bed size (A) from which the 

ratio value for a 100 households is determined (B). The total household 100 dwelling 

ratio value (328.46) is divided by the respective bed size ratio to determine a 1 

household ratio (C) which is in effect the same as the household percentage mix. 
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The single dwelling yield for Age 0 children by bed size (D) multiplied by the 1 

household ratio (C) determines the dwelling yield (E) by bed size. The per dwelling 

yield multiplied by 100 calculates the Age 0 yield per 100 dwellings which matches 

that calculated within Table 1 (minor differences due to rounding in applied data). 

 
Table 2. The application of the 100 household ratio in order to calculate a yield 

specific to a development, or census, bed size mix. Data shown is for “Migrant 

Households” and the “Units Only” Age 0 cohort. 

 1 Bed 2 Bed 3 Bed 4+ Bed Total 

 
(A) All Dwellings 

 
8254 

 
11497 

 
8714 

 
4381 

 
32846 

(B) 100 household ratio 
(A/100) 

82.54 114.97 87.14 43.81 328.46 

(C) 1 household ratio 0.251 0.350 0.265 0.133 N/A 

(D) Single dwelling yield 0.027 0.078 0.106 0.108 N/A 

(E) per dwelling yield (C x D) 0.007 0.027 0.028 0.014 0.08 

(F) per 100 dwelling yield (E 
x 100) 

0.670 2.746 2.816 1.434 7.67 

 
It can therefore be observed that there is no difference in applying the percentage 

bed size mix as opposed to using the single dwelling yield multiplied by the 

representation of that bed size (by Type and Tenure where relevant) within the 

development and transforming to a per 100 dwellings figure. Both methods take into 

account the number of households by bed size relative to the total number of 

households. The proportionate bed size mix must always be taken into consideration 

as it enables the calculation of the bed size aggregate person yield per 100 dwellings 

required for the different levels of detail within the model. The percentage bed size 

mix values as observed from the census for “Migrant Households” for “Units Only”, 

“Units and Type” and, the “Units and Type & Tenure” are displayed in Technical 

Appendix 2 - Table 3. 
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The proportionate representation by bed size for the respective level of detail is 

applied to the single dwelling yields within the worksheets to determine the age and 

bed size yield per 100 dwellings (Figure 5). The area circled in Figure 5 represents 

the age and aggregate yield per 100 dwellings taking into account the development 

percentage bed size mix. These figures are linked through to the model worksheets 

for both All Households and Migrant Households for the relevant “Units Only”, “Units 

and Type” and, the “Units and Type & Tenure” modelling. 

 
 

Figure 5. The single dwelling yields multiplied by the development bed size 

representation determines the age and bed size specific yield per 100 

dwellings applied in the model sheets. 

 
It is important to note that the method by which the percentage bed sizes are 

calculated differs between the levels of detail. For “Units Only” the development 

percentage bed size representation is determined by the number of dwellings by size 

divided by the total dwellings in the development. For “Units and Type” the 

percentage representation of houses is calculated as the number of houses of a 
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particular bed size divided by the total number of houses only. The percentage 

representation of flats is similarly determined by dividing the number of flats by bed 

size with the total number of flats only. A similar principle is applied within the “Units 

and Type & Tenure” wherein the percentage representation of Open Market Houses 

is determined by the number of Open Market Houses by particular bed size divided 

by the total number of Open Market Houses and so forth. This may appear contrary 

to expectations given that “Units Only” applies the total number of dwellings however 

a detailed explanation for this is given in Technical Appendix 2. 
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TECHNICAL APPENDIX 4: THE MODEL WORKSHEETS 

 

The model worksheets represent the most complex part of the process in projecting 

population and contain the detailed calculation functions. Whilst the physical model 

is the intellectual property of HCC, the methodology that has been adopted to create 

these worksheets is explained in detail below. The model contains seven principle 

calculation sheets which incorporate elements from the relevant All Households, 

Migrant Households and Illustrative Mix sections, as discussed in Technical 

Appendix 3, to predict the likely population arising from a proposed development 

mix. 

 
1.0 OVERVIEW OF THE MODEL WORKSHEETS 

 

As can be observed from Figure 1 there are four principle matrices to each of the 

model sheets, these are: 

 
• Population Age Distribution per 100 Dwellings (top right of Figure 1 – cells 

highlighted in brown) 

• Unborn child yield per 100 dwellings (top left of Figure 1 – cells highlighted in yellow) 

• Timescale for development completion (middle table of Figure 1) 

• Population by age yielded from the proposed development (large table at the bottom 

of Figure 1) 

 
In addition to each of these matrices there is a separate summary table which 

summarises the population counts by single year of age to service specified 

aggregate groups, this is discussed later in the Technical Appendix. 

 
1.1 THE POPULATION AGE DISTRIBUTION AND UNBORN CHILD 

YIELD PER 100 DWELLINGS 

 
The population age distribution by single year of age is automatically completed from 

the age specific bed size aggregate yield per 100 dwellings information arising from 

the development mix as determined with respect to Migrant Households (Technical 
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Appendix 3). This represents the anticipated population yield that is likely to arise per 

100 dwellings from the development based on the proportionate bed size mix. Each 

of the model sheets links to the specific tables with respect to Units Only, Units and 

Type, Units and Type & Tenure. 

 
 

Figure 1. The principle calculation matrices within the model worksheets. 

 
 

The unborn child yield per 100 dwellings table (specified as cells -7 to -1 years) is 

used to calculate the Age 0 yield per 100 dwellings once the first year of 

development is completed, this Age 0 yield is in addition to the Age 0 yield arising 

from the number of developments to be completed in Year 2, and each year 

thereafter, for which the Age 0 yield rate from the Child Age Distribution table is 

applied. The model assumes that once the initial year of dwellings is completed that 

seven years after this point Age 0 yield will be equivalent to that arising from All 

Households. As such the yield per 100 dwellings in the -7 column is derived from the 

All Households single year of age yield per 100 dwellings relative to the development 
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proportional mix. The values within the -1 through to the -6 cells represent the 

incremental decrease in yield rate per 100 dwellings for Age 0 children from the 

initial higher Migrant Household yield to that experienced within All Households once 

the dwellings have aged 7 years. As this represents the difference in Age 0 yield 

minus the -7 yield with the result divided by the number of steps then the incremental 

decrease will always be uniform in size year on year. 

 
It is perhaps easier to understand the Age 0 calculation process using an example. 

Consider that in Year 1 of a development there were 220 dwellings built, the 

anticipated Age 0 yield is calculated by multiplying the number of dwellings 

completed by the Age 0 yield per 100 dwellings arising from the Child Age 

Distribution table. If the Age 0 yield is 6.8 per 100 dwellings then the Age 0 yield in 

Year 1 in effect becomes (220/100) x 6.8 = 15 children. In Year 2 there were 390 

dwellings built which becomes (390/100) x 6.8 = 26 Age 0 children. However, there 

is also an Age 0 yield arising from the 220 developments completed in the previous 

year for which the -1 year cell becomes the multiplier per 100 dwellings. 

 
The multiplier for years -1 to -6 is the stepped difference between -7 and Age 0 

which are the All Households and Migrant Household Age 0 yields per 100 dwellings 

determined from the relevant bed size proportionate mix. For the example presented 

herein it is assumed that -1 = 6.27, -2 = 5.75 and, -3 = 5.23 per 100 dwellings. The 

Age 0 yield for the dwelling already completed in the first year of the development is 

therefore calculated as (220/100) x 6.27 (the unborn yield rate for -1 as the Age 0 

yield for already completed developments decreases over time to the All Households 

rate at -7) = 14 children. The total Age 0 children yielded within Year 2 would 

therefore be 40 children. 

 
In Year 3 there were 580 dwellings completed which becomes (580/100) x 6.8 = 40 

Age 0 children. However there is also the Age 0 yield from the previous two years of 

dwelling completion to add. The Age 0 yield arising from the previous year’s 

completions would be [(390/100) x 6.27 (-1 unborn yield) = 24 Age 0 children] + 

[(220/100) x 5.75 (-2 unborn yield) = 13 Age 0 children]. The total Age 0 cohort 

therefore becomes 40 + 24 + 13 = 77. In Year 4 there were 540 dwelling completions 

which becomes (540/100) x 6.8 = 37 Age 0 children. Added to this are the Age 0 
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yields from the three previous years dwelling completions which are [(580/100) x 

6.27 (-1 unborn yield) = 36] + [(390/100) x 5.75 (-2 unborn yield) = 22] + [(220/100) x 

5.23 (-3 unborn yield) = 12]. The total Age 0 yield in year 4 would therefore be 107 

children. 

 
The Age 0 calculation process continues in this manner year on year although once 

the development is completed there will be no migrant Age 0 component adding to 

the total yield within this band. In this instance the Age 0 cohort will arise solely from 

the dwellings completed in previous years until the development is 7 years past the 

overall year of completion at which point the Age 0 contribution arises solely from the 

total number of dwellings built overall multiplied by the All Household yield rate (-7 

unborn children data). As such seven years after development completion the 

number of children born year on year will be uniform. 

 
1.2 TIMESCALES FOR DEVELOPMENT COMPLETION 

 

The number of dwelling completions each year entered into the Trajectory worksheet 

automatically appears within the Timescales for Development table in the model 

sheets. The “Running Total” row within this table is an annual summation of the build 

total across the trajectory. The Total column sums each row of data respectively and 

conditional formatting checks the row totals against one another, where there is 

discrepancy then the cell background will flag as red indicating to the user that an 

error has occurred. The number of dwelling completions each year is used to directly 

calculate the number of persons in conjunction with the yield per 100 dwelling rates. 

 
1.3 POPULATION BY AGE YIELDED FROM THE PROPOSED 

DEVELOPMENT 

 
The main yield for the development trajectory is based on a matrix which calculates 

by year of dwelling completions the population likely to arise (Figure 2). Dwelling 

completions information entered into the “Trajectory” worksheet automatically 

populates the “Dwellings” column of the matrix, the development start date links as 
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the first date within the Year column, subsequent years are simple “plus one” 

functions from the initial date. 

 
 

Figure 2. The matrix for calculating population yield arising from a proposed 

development. 

 
The calculation process for determining the Age 0 children arising from the proposed 

development with each progressive year is as explained in Section 1.1 above. The 

yields arising from the first year of dwelling completions are the simplest calculations 

within the matrix. They are based on the dwellings completed in the first year divided 

by 100 and multiplied by the relevant age yield per 100 dwellings for migrant 

households as shown in Figure 1. The cell backgrounds for population yields within 

the initial year of the build programme are highlighted a different colour to delineate 

the fact that their calculation functions are different from other cells. For the second 

year of dwelling completions the yield for Age 0 children is as described previously. 

The Age 1 second year yield is calculated as the number of dwellings completed in 

Year 2 multiplied by the Age 1 migrant household yield per 100 dwellings and adding 

the roll forward Age 0 children from Year 1, this functionality therefore extends 

diagonally across the matrix for all years and person ages. It should be noted that 
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people occurring within previous years of dwellings completions are assumed to not 

migrate in a similar manner to the application of cohort survival modelling. Where a 

household did leave a development then it would be replaced by persons typified by 

the same demographic characteristics of wholly moving households (Technical 

Appendix 2). 

 
Highlighted numbers which appear as bold within each column represent the 

maximum or peak number of that age to facilitate determining in which year of 

development they occur. This is a conditional format set on the basis of each 

individual cell value versus the age column peak value as shown at the base of the 

matrix (in turn a simple “Max” function). The row of data appearing in Year 8 of a 

development has a different cell colour to delineate a change in formula within the 

Age 0 calculations. 

 
The change in function at Year 8 reflects the fact that those dwellings completed in 

Year 1 have an Age 0 yield dependent on the -7 unborn child yield (Figure 1) arising 

from the single year of age average yield of All Households dependent on the 

development proportional mix. Therefore at this point a sum function is incorporated 

within the equation so that further years of Age 0 calculations will incorporate the All 

Households (-7 unborn) average yield for all dwellings completed in the 7th year plus 

prior to the current year of dwelling completions. 

 
Following this point a functional statement has been introduced to the equations for 

which the purpose is to compare the single year of age yield arising from the 

development to the expected Long Term Average value. Should the yield from the 

development be larger than that from the LTA then the development yield value is 

returned. If the Long Term Average value is higher than the calculated development 

yield then the LTA is returned. The single year of age LTA values are as shown at 

the bottom of the matrix and are derived from the All Households single year of age 

yield for the development proportional bed size mix. These yield values are then 

multiplied by the total number of dwellings built in the development divided by 100 

(the yield rates are per 100 dwellings) to derive the long term average number of 

children expected for each year of age. It is important to emphasise that the 

functional statement is not an artificial raising of the child yield post development but 
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rather an algorithm to smooth the transition from peak value to the expected long 

term average. 

 
The final point to make is with regards to the calculation of total population especially 

with consideration of the cohort age 75+. As a development progresses then the 

oldest cohorts will age and, in real life, would be subject to higher mortality rates than 

the general population. The age 75+ cohort would include persons significantly older 

than this whom would not be expected to survive over a thirty year projection horizon 

and as such they must be removed. This would prevent artificial inflation of the total 

cohort number arising from the proposed development which would otherwise impact 

on the financial contributions sought for library, waste and other sectors. Whilst 

various methods were trialled to reduce the cohort size the simplest method was 

determined by applying a 0.8 multiplier to the group. This reduces the percentage 

representation of the initial Age 75+ cohort following year 1 of development 

inception, and as it ages over time, by that shown in Figure 3. It can be observed 

that the initial cohort is represented at 100% in Year 1, reducing to only 10% 

surviving by Year 10 and 1% by Year 20. 

 
 

 
Figure 3. The percentage (%) survival rate, over a thirty year projection period, 

of the initial Age 75+ cohort arising from a proposed development. 
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1.4 THE SUMMARY POPULATION YIELDED FROM THE 

PROPOSED DEVELOPMENT 

 
The final table within the model worksheets is an aggregation of age groups to those 

specified by, and required for, service delivery (Figure 4). The summary table 

displays the year on year variation in sector yield resulting from the proposed 

development as the trajectory progresses. Pre-school age children are determined 

from the sum of those aged 0 to <4, Primary are those aged 4 to <11, secondary 

those aged 11 to <18 years and so forth for the requested population age groups. 

The secondary yield takes account of the Post-16 stay on rate entered to the 

Illustrative Mix. Conditional formatting has been set within the summary numbers 

table to highlight in the cell background where the sector peak values occur. The 

peak values are determined within a separate table beneath the summary numbers 

table and are derived using a simple “Max” formula related to the summary table 

array. 

 
 

Figure 4. The summary population age group table as specified for service 

delivery. 

 
Often the primary peak yield arising from a proposed development will occur four 

years after the pre-school peak as the highest Age 0 yield transitions into primary 
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stage. It follows that the secondary peak will be seven years after the primary peak 

as these children transition into the secondary sector. Long term average(LTA) 

numbers are calculated to determine the likely number of children by sector which 

will be yielded from the proposed development once it transitions to All Households. 

 
1.5 POPULATION YIELD GRAPHS AND PRINTOUT WORKSHEET. 

 
 

The “Yield Graphs” worksheet is populated with an aggregation of the output data 

arising from all of the model worksheets, it is a table and graphical output of the 

calculation processes undertaken to derive a development yield over time within the 

age band sectors. For example the “Units and Type & Tenure” output is the 

summation of the four model sheets which calculate a development yield wherein a 

distinction by bed size is made for Houses and Flats by Tenure. The only selectable 

field within this worksheet relates to the whether the user wishes to display Numbers 

of Persons or relevant calculated Forms of Entry data. Clicking in the green cell 

presents a pick list from which a user can select the relevant data item (Figure 5). 

 
 

Figure 5. The “Units Only”, “Units and Type” and “Units and Type & Tenure” 

populace yielded over the trajectory period. 
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1.0 Overview 
 

Hertfordshire County Council (HCC) is responsible for ensuring the provision of a 
range of services to its resident population and seeks contributions from 
developments which would have an additional impact on service provision. The 
process through which contributions, financial or in kind, are generally sought is 
by the establishment of planning obligations which are intended to make 
acceptable developments which would otherwise be unacceptable in planning 
terms. 
 
Historically estimates of early years, primary and secondary pupil yields arising 
from new housing developments have a varied approach between authorities and 
developers and data to support these negotiations has often been limited.  A more 
consistent, robust and defensible basis is achieved through informed up-to-date 
evidence of actual mainstream pupil yields from development, at both the plan 
preparation and application stages. In 2019 the Department for Education (DfE) 
published preliminary guidance which specifically addressed the issue of developer 
contributions towards education requirements, including information about the 
necessary supporting evidence. 
 
It can be provisionally indicated that the council Pupil Yield Study will include 
1,076 developments containing 51,479 dwellings constructed within the boundary 
of the authority across 19 annual cohorts in the period 2002 to 2020. This 
assessment will far exceed the number of developments, and dwellings, reviewed 
in other authorities. The methodology applied by Hertfordshire County Council is 
              
continuous refinement and progression.  
 
In summary and as a result of the emerging Pupil Yield Survey evidence, HCC 
has reviewed the strategic approach to plan-making to adopt a three tier approach 
to plan making and has adjusted the Hertfordshire Demographic Model to ensure 
outputs are supplemented with observed survey data to support the decision-
making process.  Information about plan making can be found in the Local Plan 
Engagement Document, while the adjustments to the Hertfordshire Model are 
detailed in the Guide to the Demographic Model. 
 
2.0 Introduction 
 
Hertfordshire County Council (HCC) is responsible for ensuring the provision of a 
range of services to its resident population and seeks contributions from 
developments which would have an additional impact on service provision. Local 
authorities differ according to the amount of space they have for developments, if 
they have shrinking or growing populations, whether they are an area of housing 
growth, the types of development being implemented and where the new builds 
are taking place.  
 
The process through which contributions, financial or in kind, are generally sought 
is by the establishment of planning obligations which are intended to make 
acceptable developments which would otherwise be unacceptable in planning 



 

 
 

terms. The HCC approach to seeking obligations is set out in the Guide to 
Developer Infrastructure Contributions 2021. 
 
Information relating to population yield is necessary for assessing complex 
infrastructure requirements for the future which in turn can im   
demography. It is broadly acknowledged that estimating the number of children 
expected to live in a new housing development can be difficult to estimate due to 
the wide range of factors that affect the outcome (Rockwell et al. 2005).  
 
However, information relating to pupil yield, across all school age stages, from 
          
development of new schools and, can result in less land being available for 
residential developments. There is a significant body of evidence that a high-
quality built environment of schools and other settings can also have a direct and 
positive impact on the quality of learning (Reading Borough Council 2004). 
 
Generally new housing developments place additional pressures on school places 
through inward migration into an authority and by the redistribution of the existing 
population into areas where existing schools are at capacity or do not exist within 
a reasonable distance (Cumbria County Council 2011). Schools need to be 
located as centrally as possible to serve their catchments and generally also 
provide a focus for the provision of other community facilities (Cambridgeshire 
County Council 2009).  
 
Hertfordshire County Council (HCC) is the authority with statutory responsibility for 
the provision of education services including the provision of sufficient school 
places for nursery, primary, secondary and sixth form age pupils. Provision must 
also be made available for children with special needs and childcare spaces in the 
   
 
 
In January 2019 HCC undertook a research project into mainstream pupil yields 
arising from new Hertfordshire residential housing developments. This work has 
been in development since 2019 and it is intended that the work will continue to 
be supplemented with up to date information as it becomes available. 
 
The following sections explain the approach taken and describe the methodology 
in detail. Further enquiries or questions regarding this report should be directed to 
the following email address: growth@hertfordshire.gov.uk  
 
2.1 Purpose of the Pupil Yield Survey 
 
Local Planning Authorities (LPAs) and developers plan around the strategic 
overview in their processes such as allocation of land parcels and financial 
resourcing and increases to modelled mainstream pupil yields raises their risks as 
well as those of HCC. The high-level approach to plan-making is intended to 
minimise the chances of underestimating the impact of new development and so 
should reduce the potential risk of children being without a school place. Equally, 
having regard to planning legislation, it is important to avoid over-estimating the 
child yield so as not to seek planning obligations which exceed the impact of a 



 

 
 

development. Pupil yield rates from new developments can change over time, 
dependent in part upon transitional demographic and household characteristics.  
 
 
In 2019 the Department for Education (DfE) published guidance1 which specifically 
addressed the issue of developer contributions towards education requirements, 
including information about the necessary supporting evidence. The guidance 
includes several high-level principles, including that pupil yield factors should be 
based on up-to-date evidence from recent housing developments. 

 
 
2.2 Emerging Pupil Yield Methodology from the Department of Education 
 
In April and November 2019, the Department for Education (DfE) issued non-
statutory guidance on the determination of pupil yield factors from recently 
completed housing developments. Whilst the DfE have yet to produce a detailed 
recommended methodology HCC has been in close communication with central 
government senior project managers, and analysts, associated with the project. HCC 
has been able to ascertain that, at high level, the methodologies are very similar 
between the two independent studies. 
 
The DfE continues to indicate that locally held evidence to support any pupil yield 
method should be used where available. It is incumbent on the county council to 
assess emerging proposals against evolving methodology and locally held data now. 
It is acknowledged that this data will develop and become even more robust over 
time. Prior to presenting the HCC methodology applied it is important to both 
understand when education contributions are sought by the authority and what 
factors affect the likely level of contribution. The latter effects the design of any study 
into Pupil Yield from new housing developments.  
 
3.0 When are education contributions generally sought? 
 
Contributions for education places are commonly sought where schools are already 
oversubscribed or have been projected to become so. Literature suggests that 
consideration should be given to projections of pupil growth based on local 
demography to ensure enough capacity for the existing resident population. This 
holistic approach, to consider the total proposed developments within an area, is 
used by some authorities to prevent developers from avoiding contributions through 
dealing with a site via more than one planning application. 
 
Overall, factors that influence when a contribution is sought include: 

• Development size (total number of dwellings). 
• Development location. 
• School capacity in the area (for primary and secondary aged pupils), allowing 

for known and projected growth. 
• Early years (childcare and pre-school) capacity in the area. 
• Development composition, published literature indicates that sometimes the 

following are excluded from providing an education contribution: 

 
1 Securing Developer Contributions for Education, DfE, April 2019. 



 

 
 

o Bed Sits, Studio and one-bedroom properties. 
o Sheltered accommodation. 
o Hostels. 
o Student accommodation. 
o Specialist elderly housing such as rest homes and nursing homes. 
o Redevelopment or housing development schemes which do not 

increase the number of family houses.  
 
Where it is identified that there are insufficient school places then a developer is often 
expected to provide: 

• The full capital cost of providing new education buildings or extending / 
refurbishing / remodelling existing buildings (including ancillary facilities such 
as toilets, storage, hall space, additional parking and, staff facilities. 

• The full cost of related fittings, furniture and equipment. 
• The provision of, or full cost of acquiring, land and/or rights over land required.  

 
Several authorities seek to provide additional places within existing schools as this 
maintains stability in the school system, provides places in a timely fashion and, 
achieves the best value for money. However, where the predicted pupil yield from a 
development is sufficiently large that it exceeds capacity, or where it is not feasible to 
expand a school, then a new school may be required to address the shortfall.  
 
3.1 Variables affecting pupil yield calculations 
 
General factors for increased pressures on school capacity can occur from a rise in 
population birth rate, greater inward migration to an authority, parental choice of one 
school above another and new housing developments (Lancashire County Council 
2011).             
developers depends on the type of housing that is intended to be developed. For 
example, a development of large family dwellings would be expected to generate a 
higher number of primary and secondary age children than a development of one- 
and two-bedroom houses. However, it is not uncommon for there to be uncertainty 
around the size of large new developments and the mix of housing generated within 
them (EMIE & NfER 2006). The type of accommodation, tenure and size are broadly 
acknowledged to influence the child yield as will the locality of a development (Hollis 
2005 and the Greater London Authority 2005).  
 
Tenure often relates to two broad groups: social housing and market housing. Social 
housing is provided by a landlord based on housing need and rents are no higher 
than target rents set by the government for housing association and local authority 
rents. Market housing relates to owner-occupied and private rented housing which 
does not meet the affordability and access criteria for social housing or intermediate 
housing. EMIE and NfER (2006) reported that it is an accepted convention that pupil 
yield from new housing varies with the size of properties and many authorities use 
formulae based on the number of bedrooms. However, in some authorities there are 
local circumstances in which smaller properties are more densely occupied and yield 
higher numbers of pupils than might be expected, such as: rented (especially short-
term lettings); developments including social housing; flats and; developments in 
areas of rising house prices.  
 



 

 
 

Overall from a review of published literature common base data required for 
estimating mainstream pupil yield should, where possible, include the following 
variables: 

• Dwelling Type  identifying flats and houses separately. 
• The number of bedrooms in each dwelling. 
• Tenure  distinction between social rented and private ownership. 
• Number of children by age in each dwelling  for pre-school, primary and 

secondary school ages (including Post-16 where appropriate). 
 
Some authorities apply discounts for affordable housing. However, to simply 
discount contributions from affordable dwellings, to reflect their lower market value, 
does not change the number of pupils likely to arise from the development requiring 
education. Such discounts would only serve to increase risk both to the provision of 
sufficient school places for children and to the public purse.  
 
The open market dwellings within a new development are just as open to local 
private ownership/private rented residents. The presumption is that families in local 
open market dwellings in the locality are less likely to move into dwellings within a 
new build development. A discount presumes that families moving locally to new 
build affordable housing have in the most part reached parity such that they create 
little further demands on education, this is unlikely to be the case. Housing demands 
with many councils are significant and for many years HCC has had the lowest 
proportion of vacant dwellings of all Shire authorities. The significant demand for 
housing is indicative that backfill of properties with family units containing children 
will occur. Demand for local school places will not be negated through families 
moving into new build developments.  
 
Affordable rented (AR) and social rented (SR) dwellings are well known to have 
higher mainstream yields than that of equivalent bed size open market dwellings 
although the proportional representation to total dwelling stock is substantially lower. 
The higher single dwelling yields for AR/SR tenure types results in calculated single 
dwelling financial contribution costs which are substantially larger than that of open 
market dwellings.  
 
4.0 Administrative census versus survey and sample 
 
There are several methods which could be used to determine mainstream pupil 
yields from new build developments such as postal, telephonic, electronic (online 
         However, the precision, accuracy 
and confidence of outputs from many of these is dependent upon the sample/survey 
framework, sample/survey size, response rate, available resources (both human and 
financial) and type of survey. Survey type relates to random sample selection, 
weighted, clustered, stratified and so forth with each having their own pros and cons.  
 
The central theme is that a survey, or sample, provides results from which inferences 
can be made to the population as a whole and therefore must be representative of 
this population with avoidance of bias at all levels. For example, an electronic survey 
would exclude those persons without access to the internet, door to door knocking in 
daytime excludes those persons out at work, voluntary responses only include those 
persons prepared to spend the time to submit a response and so forth. Surveys tend 



 

 
 

to be specific to areas where new developments have occurred, and their robustness 
is directly proportional to the sampling methodology and response rates. Yields 
determined from samples or surveys tend to be more specific than demographic ratio 
methods and take into account factors such as accommodation type (house or flat), 
size (number of bedrooms) and tenure (affordable and market housing) which are 
accepted to influence overall child yield from a development. Due to the expense 
and resource intensity of conducting surveys generally only those developments with 
a number of dwellings larger than five or ten are often included as this limits the 
number of sites that have to be visited. 
 
Whilst surveying, or sampling, is a means of providing information with respect to a 
            
a census) data determined from a sample permits reliable inferences to be made 
about the population as a whole only when the Confidence Interval and Confidence 
Level are known. The Confidence Interval (CI), also referred to as the Margin of 
Error (MoE), is the plus-or-minus figure usually reported alongside survey results.  
 
For example, if a confidence interval of 3 is applied to a survey and 58% of 
respondents picks a particular answer it can be "sure" that if the question had been 
asked of the entire relevant population then between 55% and 61% (58% - 3% and 
58% + 3%) would have responded similarly. The wider the confidence interval the 
more certainty there is that the whole population answer would be within the 
specified range, however offset against this is that this widening impacts upon the 
possible range of the answer itself.  For example, a confidence interval of 8 when 
applied to the 58% answer would give a range of between 50% and 66% of the 
entire population responding similarly.  
 
               
58% with a range from 55% to 61% in the above example (confidence interval of 3), 
when applying the answer to the relevant population. The confidence level is 
expressed as a percentage and represents how often the true percentage of the 
population would pick an answer which lies within the confidence interval. The 
confidence level and confidence interval are expressed together such that, for 
example, one can state a 95% certainty that the true percentage of the population is 
between 55% and 61%. When a confidence level of 95% is applied then this 
indicates that one can be 95% certain, at the 99% confidence level one can be 99% 
certain. The confidence level statistic is commonly referred to as the Type 1 Error 
risk.  
 
The most commonly used confidence level applied within research is the 95% 
confidence level. A 95% level of confidence means that 5% of the samples or 
surveys will be off the wall with numbers that do not make much sense. Therefore, if 
for example 100 surveys are conducted using the same question, then five of them 
will produce results that are abnormal. Normally researchers do not worry about this 
5% because they do not repeat the same question over and over so the odds are 
that they will obtain results among the 95%. 
 
There are three factors which determine the size of a Confidence Interval at a given 
Confidence Level, these are of relevance for general understanding: 



 

 
 

• Sample size: The larger the sample size then the higher the certainty that the 
survey answers truly reflect that of the population itself. As such, for a given 
confidence level, the larger the sample size then the smaller the confidence 
interval. However, it should be noted that this relationship is not linear such 
that doubling the sample size does not halve the confidence interval. 

• Percentage of responses: The accuracy depends on the percentage of a 
sample that selects a particular answer, for example, if 96% of the sample 
responded "Yes" to a particular question and 4% responded "No," then the 
chances of error are remote irrespective of the sample size itself. However, if 
these responses were 52% and 48% then the chances of possible error would 
be much greater, it is therefore easier to be sure of extreme answers than 
those that are 50:50. A 50:50 situation, whether in consideration of responses 
              
particular attribute/characteristic under investigation, represents the likelihood 
of the largest possible errors. At the 50% level the sample sizes required, for 
a defined confidence level and confidence interval are much larger than 
where the attribute, characteristic or percentage of responses is 80%. The 
             
general level of accuracy for a sample/survey already taken.  

• Population size: The mathematics of probability prove that the size of the 
population under study is generally irrelevant unless the size of the sample 
exceeds a few percentage points of the total population being examined. The 
survey system therefore ignores the population size when it is "large" or 
unknown. Population size is only a factor normally considered when using a 
relatively small and defined group.   

 
The application of confidence interval calculations assumes a genuine random 
sample of the relevant population. If a sample is not truly random then the intervals 
are not reliable, non-random samples usually result from some flaw or limitation in 
the sampling procedure. Authorities which apply a sample to determine pupil yield 
from new build developments tend to focus on known completed developments 
which introduces bias into the assessment. Whilst it is less resource intensive to 
focus on a specific large development there may be specific characteristics 
associated with the development, such as typology, which produce yields that are 
            
          
measures of the actual mainstream yield arising from the whole population of new 
build dwellings over time. Application of such estimates should be applied with 
caution to proposals which do not meet the observed attributes of the surveyed 
development. Results from randomised new build dwelling surveys should always be 
published with the CI/CL. For example, a randomised survey determines a yield of 
35 primary mainstream pupils per 100 dwellings, the CI is + 5% and CL 95% 
(industry standard). The true population yield from new build dwellings can therefore 
be determined to lie between 30 and 40 per 100 dwellings. In a development of 
1,000 dwellings the yield would therefore be between 300 and 400 mainstream 
primary pupils which is a substantial range.  
 
HCC has applied an administrative census which removes the error element 
associated with many of the aspects of surveys and samples, it is a study of all 
dwellings which satisfy the population inclusion criteria. Where the entirety of a 



 

 
 

defined population is surveyed then this is not a sample and no Margin of Error is 
obtained, the result is specific to the whole population as all individuals within the 
population have been surveyed for a response. HCC considers the population under 
consideration to be defined as the number of completed dwellings of specified 
residential classifications arising from developments solely within the boundary of 
Hertfordshire County Council. All dwellings included in the population were lawfully 
erected through the Town and Country Planning system as evidenced by planning 
permission consent being granted by the relevant Local Planning Authority. Each 
dwelling included within the population was determined to have a development 
construction start and completion date. Whilst larger phased developments may not 
be completed in entirety during the inclusion year, the dwellings included within the 
population in each study year from such developments were identified as occurring 
either in entirety, or in a phase, which was associated with the commence of 
producing residential completions in the period. This inclusion criteria permitted the 
collation of phased developments starting in the same year, but completing in 
different years, to the same annual cohort.  
 
The application of an administrative census aligns with the work and methodology 
currently being applied by the Department for Education; it is therefore a 
homogenous approach. As such the HCC Pupil Yield Study is a census of the whole 
population of new build dwellings although this is on condition that the necessary 
data is required and available on a statutory basis. In this context it is a legal 
requirement for the information to be collected/provided and therefore the whole 
population is subject to these conditions such that no bias can be introduced. 
Consideration of databases held internally within HCC determined that statutory 
planning/dwellings information could be sourced via SMART Herts whilst mainstream 
pupils could be determined from the Schools Census return.  
 
4.1 Principle data sources  
 
Three principle sources were identified for the data required in the Pupil Yield Study.   
 
4.1.1 SMART Herts 
 
HCC utilises a monitoring system termed the SMART (Spatial planning, Monitoring, 
Analysis and Reporting) system which records amongst various factors planning 
permission applications and dwelling completions. The system is jointly used by 
HCC, and all the districts, and is a web-based data repository for legally required 
planning and building related information entered by the districts, building control 
and, annually provided National House Building Council (NHBC) updates, which 
enables centralised reporting. SMART Herts therefore provides a centralised 
repository of data relating to both residential and commercial planning applications 
and completions within the authority area.  
 
SMART Herts picks up all dwelling gains and losses through the Town and Country 
Planning system. A new dwelling cannot be constructed outside of the system aside 
from within Permitted Development rights. However, information on the latter is also 
collated under Prior Approval applications within the same regime and added to the 
database. Conversions, such as from an office to a block of flats, are also included 
within the system. Any enforcement appeals would also be included as HCC applies 



 

 
 

a system which checks the Planning Inspectorate website. Any dwelling construction 
not picked up would therefore result from either human error (generally unlikely as 
both HCC and the Districts validate the data) or be illegal development. The authority 
collates completions and permissions data in conjunction with, and primarily on 
behalf of, the Districts as an evidence base for their Local Plans and statutory 
returns to Government. The data set provided is therefore considered to represent 
the whole population of completed developments. Within the authority SMART Herts 
access is generally via the Environment & Infrastructure Directorate, Planning 
Infrastructure & Economy, Strategic Land Use team. 
 
4.1.2 THE SCHOOLS CENSUS. 
 
The 1996 Education Act (section 537A) provided a statutory requirement for each 
school in England and Wales to return a pupil census to the then named Department 
for Education and Skills (DfES). This was originally known as the Form 7 return and 
mainly dealt with total pupil numbers although, by 2002 schools were asked for the 
first time to supply detailed information about each pupil including names and 
address postcode (January each year). Termed the Pupil Level Annual Schools 
Census (PLASC) this was replaced in 2007 with the Schools Census which is now 
          
exercise. Data is provided to the Department for Education for all pupils on a 
     termly basis. Data is provided to the Department for 
            
 

           
     - section 434 (1), (3), (4) & (6) and section 458 (4) & (5) 
        
         
        1 
         

 
The School Census is a statutory data collection for all maintained nursery, primary, 
secondary, middle-deemed primary, middle-deemed secondary, local authority 
maintained special and non-maintained special schools, academies including free 
schools, studio schools, university technical colleges and city technology colleges in 
England. Pupil Referral Unit/Alternative Provision (PRU/AP) establishments are 
            
            
Database (NPD) and accuracy is therefore highly important with zero errors 
expected by the DfE. HCC as the education authority collates the School Census 
data on behalf of its schools for submittal to the DfE.  
  
Within Hertfordshire alone the School Census provides over 190,000 individual pupil 
records of school age children, this excludes the approximately 8,000 pre-school 
children aged three-and-four years reported in the Private, Voluntary and 
Independent (PVI) sectors from the Early Years Census return. All records are 
subject to extensive data validation during the submittal process and local 
authorities, on behalf of the DfE, actively pursue amendments where validation 
errors occur and as such finalised data sets are as accurate as possible. Within the 
authority the finalised schools census data sets are held within the Resources 



 

 
 

Directorate, Information and Technology, Intelligence Services, Data Collection 
Team. 
 
 
4.1.3 Births data and GP registrations  
 
The Population (Statistics) Act 1938 gave the Registrar General power to collate any 
information obtained by registrars in the process of birth and death registration which 
is needed for statistical purposes (some amendments made by the Population 
[Statistics] Act 1960). The information includes confidential items regarding a birth or 
               
         
Service Act 2007 (SRSA) came into force on 1st April 2008. Section 39 of the SRSA 
governs the confidentiality of personal information held by the United Kingdom 
Statistics Authority and its executive office (the Office for National Statistics).  
 
All information held by ONS and which relates directly or indirectly to a person 
(whether living or dead) is protected by section 39 of the 2007 Act. Disclosure of 
identifying information is an offence, unless an exemption to that offence applies.  
Section 42 of the SRSA created a new legal gateway between the Registrar General 
and ONS, enabling the Registrar General to provide ONS with any information 
entered in any births and deaths register, as well as any other information received 
by the Registrar General in relation to any birth or death. This includes all categories 
of information collected as part of the birth and death registration process. 
 
Section 42(4) of the SRSA (as amended by the Health and Social Care Act 2012) 
includes provision for the ONS to supply information on individual births and deaths 
for the purpose of assisting the Secretary of State or the Welsh Ministers, or any one 
of a list of health-related organisations to enable them to produce statistics or carry 
out statistical analysis. This means that disclosive personal information of the 
specified type can be passed by ONS to the NHS or other health bodies, including 
local authorities when acting in their health role only, provided the information is 
used only for the purpose of producing and analysing statistics.  
 
However, onward disclosures by those bodies of this information to non-listed bodies 
are not authorised by the SRSA. A full risk assessment must be carried out before 
making the decision to release identifying data. Within HCC it was identified that 
Public Health colleagues have a Data Sharing Agreement and Data Access 
Agreement with NHSDigital/ONS for provision of individual record deaths data from 
2006 to present and individual record births data from 2008 to present. It is the sole 
route by which access could be granted to identifying births information and was 
considered important for inclusion in the wider study to determine birth prevalence by 
dwelling type, bed size and tenure.  
 
The authority produces a School Place Planning Forecast, part of the data which 
underpins the DfE required forecast is GP registrations data for children aged 0 to 7 
years by anonymised counts to postcode area. The Pupil Yield Study will cross 
match postcode sector counts of children aged <5 years to development co-terminus 
postcodes to produce an annual county wide sample-based assessment of yields in 
the early years from new build developments. The use of postcode small area 



 

 
 

geographies permits the determination of early years yields by new build dwelling 
type although, to date, much of this work has been suspended with prioritisation of 
the mainstream yields study. Further work is required to determine whether bed size 
and tenure distinctions can be determined. These assessments will be essential in 
the longer term for the accurate location of localised early years services and 
childcare provision. 
 
4.1.4 GEO & SOCIO-DEMOGRAPHIC PROFILING. 
 
Profiling is based on socio-demographic segmentation tools used by both 
commercial and non-commercial organisations to better understand their 
customers/clients. Some tools are Public Sector created specifically for use by 
authorities to classify their citizens into one of several Groups and detailed Types, 
and each has its own likely characteristics such as demographics, location, lifestyles, 
motivations and behaviours. Generally, such analysis is based on household level, 
not individuals, and can utilise more than 450 data variables sourced from a 
combination of proprietary, public and, trusted third party sources. Such information 
is not actual household data; rather it is modelled analysis of expected household 
characteristics.  
 
Although classifications discriminate between households, it does not mean that the 
authority has data on individuals residing in households but rather indicates 
expected characteristics from similar households around the UK. As new properties 
are built, or converted and inhabited, they are automatically placed into a group 
which reflects this type (occupants of brand-new homes who are often younger 
singles or couples with children). As the data footprint of the family increases and 
improves over time their segment classification will change to better suit their specific 
lifestyle. This can provide information on the likely characteristics of residents whom 
occupy new build developments. There are two types of profiling that the authority 
can apply: socio-demographic and geo-demographic.  
 
There are two key resources applied in profiling; Household and Postcode level data. 
This data is normally contained in a spreadsheet with a record for every household in 
Hertfordshire (approximately 500,000) detailing the full address, AddressBase 
Unique Property Reference Number (UPRN), Ordnance Survey Grid References, 
and the corresponding Group & Type classification assigned to that household.  
 
The most common way in which geo-socio-demographic data is used in the authority 
is by taking local data which contains record level information by home address and 
matching to Group and/or Type in order to determine their characteristics. Due to 
contractual obligations much of the data at household, or postcode level, cannot be 
shared outside of HCC although aggregates such as characteristics of people in 
identified completed new build developments can be released at county level.  
 
4.2 Annual study periods and development size thresholds  
 
In the PYS trial the time period was defined as the annual financial years 1st April 
2012 to 31st March 2013 and, 1st April 2013 to the 31st March 2014. Since successful 
completion of the trial study annual financial period cohort extracts from 1st April to 
31st March for each year 2002 through to 2020 have been implemented from SMART 



 

 
 

Herts2. This permits the longitudinal examination of mainstream pupil yields from 
unique annual development cohorts across a 19-year period. The PYS annual new 
build development completions 2002_03 to current financial period, and inclusion of 
     once complete will far exceed the number of 
developments reviewed, either by the DfE (within a single local authority area) or any 
other local authority. 
 
In the PYS trial only developments >=30 dwellings in size were initially included in 
the study. This occurred due to observed difficulties with successfully geolocating 
poor quality School Census address records to small area development polygons. 
However, refinement of the method, to that presented herein, has enabled the 
inclusion of developments >=10 to <30 dwellings in size within each annual cohort. 
           
 Such dwelling completions are not planned by districts, but they generally 
help the achievement of district housing trajectories. Windfall housing is commonly 
disregarded in population projections due to its uncertain nature over the longer 
term. The inclusion of only those developments >=10 dwellings aligns the 
Hertfordshire PYS with threshold sizes based on emerging DfE guidance.  
 
Whilst the principle data sources and time periods for study were established 
consideration was first given to Information Governance and recording the flow of 
data streams within the county council Information Asset Register prior to further 
work commencing.  
 
5.0 Information governance and the General Data Protection Regulations 

(GDPR May 2018)  
 
HCC processes personal information to enable the authority to provide a range of 
government services to local people and businesses and as such is registered as a 
Data Controller with the Information Commissioners Office (ICO) under Registration 
Number Z64061543. A substantial amount of information is provided within this 
section to ensure that HCC analysts are fully informed as to requirements and how 
they relate to the PYS. An indicative range of government services which the 
authority provides, the types of information relevant to these services, sensitive 
classes of information and, examples of the types of persons that HCC processes 
data about is given in Appendix 1.  
 
             
analyses existing service data to ensure that the authority can provide the services 
needed in the future. On occasion this data is compared or combined with population 
data from other sources, official data from the Office for National Statistics, NHS 
Digital or, commercial sources. The information is not used to identify individuals, but 
rather non-identifying aggregates are used to forecast future demand such as for 
school places, social care and, health trends. There is also public interest in authority 
finances being appropriately reimbursed by private developers for services that HCC 
will be required to provide for the future both in support of such developments, and in 

 
2              
data was transferred to SMART Herts following implementation of the latter replacement system in 
2011.  
3 https://ico.org.uk/ESDWebPages/Entry/Z6406154 



 

 
 

ensuring that the LA can meet its statutory duty to provide sufficient education/child 
care places.  
 
HCC indicates that dwelling completions datasets for the period 1st January 2012 to 
31st December 2013 sourced from SMART Herts are not considered as personal 
data beyond contact details for land agents, developers and descriptors regarding a 
development type, bed size and proposed tenure. This information is already within 
the public domain. However, the project requires the geolocating of anonymised 
schools census and births information to development polygons to determine 
aggregate cohort counts. The application of potentially identifying personal 
information therefore requires appropriate consideration of the General Data 
Protection Regulations (2018).  
 
5.1 The Information Asset Register (IAR) 
 
In order to be compliant under new Data Protection legislation, HCC needs to 
maintain an Information Asset Register (IAR) holding "key elements", these are: 

• Data items  what personal information are held - such as name, address, 
email etc and other sensitive data such as health data, criminal records. 

• Format of the stored data  for example is this hardcopy, electronically on a 
purposebuilt system, or standard office software such as an Excel 
spreadsheet.   

• How the data is received and transferred  for example: is it collected 
electronically, paper through the post etc. 

• Location  such as, is the data stored on the Shared Drive, internal, or 
external system or paper. 

• Accountability  the person accountable for the service which uses this 
personal data. 

• Access  who can access this data and what restrictions are in place 
 
In order to map the data that HCC holds it is necessary to both understand, and be 
able to describe, the information or data flow from one location or system to another. 
For each function, or activity, that involves personal data HCC collects details to 
identify what happens to it and by which team, department or even third party. The 
Information Asset Register is a catalogue of the personal data/information HCC 
holds and processes, where it is stored, how the data/information moves and who 
the authority shares it with. A form is completed for each function or activity 
undertaken with the data and it is important that if the data is transferred to another 
team or department within HCC that this is clearly identified. 
  
The IAR is therefore a table of information relating, initially, to personal and sensitive 
              
for collecting and processing the data, together with other useful information. The 
IAR is updated and permits the consideration of the following aspects: 

• Retention periods  ensure that data is being held for the correct time rather 
than 'forever'. 

• Duplication  does the data needs to be held on more than one format 
• Legal Basis  there are 6 lawful bases for processing and the relevant one 

should be identified before processing starts, e.g. to meet a statutory duty of 



 

 
 

HCC; to fulfil a contract with the person (data subject); consent of the data 
subject etc. 

• Data Protection Impact Assessment (DPIA)  Needed when there is risk of 
harm, significant loss of privacy to the individual e.g. social care or health, 
cloud-based systems changed or implemented from May 2018 etc. 

• Privacy Notice (PN)  This should be in place wherever HCC is collecting 
data direct from individuals. It should state clearly what we will do with the 
data collected, how long it is kept for and whether it is shared, it should also 
identify the lawful basis for processing personal data.  
 

In compiling the Information Asset Register it is necessary to: 
• Walk through the information lifecycle to identify unforeseen or unintended 

uses of data. This also helps to minimise what data is collected and how long 
it is held. 

• Make sure the people who will be using the information are consulted on the 
practical implications. 

• Consider the potential future uses of the information collected, even if it is not 
immediately necessary. 
 

The basis of the information entered into the IAR comes from a Personal Data 
Information (PDI) form and should not be confused with the requirements of a Data 
Protection Impact Assessment (DPIA).  
 
5.2 Data Protection Impact Assessment (DPIA) & Personal Data Information 

(PDI) Form 
 
When HCC implements a new service or technical solution which changes the way 
the authority collects, stores or uses personal data it is necessary to check whether a 
Data Protection Impact Assessment is needed. The DPIA is a legal requirement 
where the following activities are undertaken: 

• Processing personal data for a new service. 
• Where a data sharing agreement is commenced or amended. 
• If any significant change is made to the technology used within an existing 

service including upgrades or cloud storage. 
• When undertaking profiling for service planning or other purposes. 

 
One of the key principles of General Data Protection Regulation (GDPR) is Privacy 
by Design, that is planning and designing systems and processes to ensure personal 
data privacy. This includes implementing role-based access, appropriate security 
and only collecting the data that HCC needs. The quick guide tool indicated that for 
the Pupil Yield project, which incorporates schools census and births data, a DPIA 
was required. A DPIA and PDI were completed prior to commencement of the 
project and recorded the data that would be processed and the benefits/potential 
risks to both the individuals whose data was affected and to HCC as an organisation.  
 
The completed DPIA further identified the timespan that the collected data was 
required for, staff access to the information and, technical security and processes 
required to ensure the data safety. The DPIA and PDI forms were assessed against 
the Information Commissioners Office (ICO) guidance by the HCC Data Protection 



 

 
 

Team, this ensured that the appropriate measures were in place to mitigate identified 
risks. Further information regarding the DPIA and PDI can be requested from: 

• DPIA data.protection@hertfordshire.gov.uk  
• PDI information.governance@hertfordshire.gov.uk.  

 
5.3 The Privacy Notice (PN). 
 
The purpose of the Pupil Yield project was to undertake an administrative 
assessment of child yield per 100 dwellings (primary, secondary and births) arising 
from new build developments within the boundary of Hertfordshire. No data or 
information was collected directly from individuals for purposes of the survey. Data 
utilised in the examination was embedded within the statutory framework for which 
the authority is required to collect, and expected to project, future service demands. 
As such it was not necessary to produce a Privacy Notice. 
 
5.4 Births information – Data Sharing Agreement (DSA) and Data Access 

Agreement (DAA) 
 
NHS Digital is a corporate body established pursuant to section 252 of the Health 
and Social Care Act 2012 and is the national information and technology partner to 
the health and social care system4. NHS Digital collect and store some information 
from everyone's health and care records so that it can be used to run the health 
service, manage epidemics, plan, and research health conditions, diseases and 
treatments. They process and publish data and information from across the health 
and social care system in England. Civil Registration data via NHS Digital is 
replacing Office for National Statistics data supplies which removes the need for 
ONS Terms & Conditions and named users. This takes place under the legal basis 
of Section 42(4) of the Statistics and Registration Service Act (2007) as amended by 
section 287 of the Health and Social Care Act 2012 and Regulation 3 of the Health 
Service (Control of Patient Information) Regulations 2002. 
 
Since April 2013 the Health and Social Care Act has provided local authorities with 
the power to perform public health functions. To deliver public health, local 
authorities need to use available health data sources to get relevant health and 
social care information. In order to access this information local authorit require a 
Data Sharing Agreement (DSA) and a Data Access Agreement (DAA) with NHS 
Digital, these documents establish the framework within which data can be accessed 
and analysed amongst other statutory requirements. The births data for each defined 
local authority is securely distributed to the LA each quarter by NHS Digital together 
with an annual refresh of the births data containing any required updates. 
 
The Director of Public Health is the Information Asset Owner for the births and 
deaths data and is responsible on behalf of the Local Authority to NHS Digital for 
ensuring that the data supplied is only used in fulfilment of the approved public 
health purposes as set out in the DSA. HCC has both a DSA and a DAA in place 
with NHS Digital (reference DARS-NIC-35699-L3K3Q-v2.4) and use of provided data 
is specifically covered within Section 5 (the Purpose). Within the DSA the authority 
as Data Recipient is recognised as the Sole Data Controller. NHS Digital retains 

 
4 http://www.isb.nhs.uk/library/standard/128 



 

 
 

copyright of the Data, application of births information as applied within this project is 
therefore acknowledged as: © Copyright 2020, re-used with the permission of NHS 
Digital (All rights reserved). The authority has a responsibility to ensure that any 
publication derived from the Data by any party complies with Anonymisation 
Standard for Publishing Health and Social Care Data guidance and Anonymisation: 
managing data protection risk code of practice. HCC has undertaken an 
organisational risk assessment exercise to ensure compliance with these guidelines 
and a Data Protection Impact Assessment (DPA Registration Number: Z6406154). 
 
An overview of the project and the requirement for access to individual birth address 
information for the identified and finalised development polygons was submitted to 
NHS Digital via public health intelligence. At the request of NHS Digital amendments 
were made to both the Data Sharing Agreement and the Data Access Agreement. 
These documents which both grant access to the individual births information, and 
establish the framework within which the information can be used, are held by HCC. 
 
6.0 Pupil Yield Study Overview 

 
Figure 1 displays the overall processes associated with the principle data sets: 
SMART Herts, School Census and Births/GP Registrations. The initial step was the 
identification of developments which should be included within each annual cohort 
2002_2003 through to 2019_2020.  
 
Once developments satisfying the population inclusion criteria were identified 
SMART Herts data files relating to each development in each annual cohort were 
aggregated. Specific development polygons extracted from SMART Herts were used 
by the HCC GIS team to obtain AddressBase_Premium dwelling addresses by 
specific residential dwelling characteristics. Dwelling counts by type were compared 
to SMART Herts data sets to ensure totals matched in relation to total number of 
dwellings and counts by type specific to each permission. Master address files were 
created for each development and in aggregate for each annual study cohort.  
 
The postcodes arising from the master address files were used to extract specific 
individual anonymised school census records from the January School Census 
return 2007 to 2020. For early cohorts between 2002 and 2006 January School 
Census records were extracted based on co-terminus postcode data. School Census 
records were address cleansed and Unique Property Reference Number (UPRN) 
identified. Linking the two data sets based on UPRN established mainstream sector 
counts by specific dwelling UPRN in new build dwellings over time. Longitudinal 
mainstream counts in aggregate for each development were determined and the 
arithmetic mean taken each year to determine the variance of average development 
yield over time within each study year. This was repeated for dwelling type in 
addition to dwelling units overall. Development typology was determined, and the 
analysis repeated to calculate mainstream sector yields for each development 
characteristic Tier.  
 
The latter parts of the project: ACORN Household, FOI (HMRC & ONS) and SMART 
Herts Individual Dwelling relates to further work that needs undertaking once all 
annual cohorts are completed. ACORN is specific to geodemographic and socio-
economic profiling of new build development populations. SMART Herts individual 



dwelling involves the inclusion of bed size and tenure data for each dwelling 
completion recorded in the system 2020_2021 onwards. The Freedom of Information 
Act process relates to the obtaining of UPRN specific bed size and tenure data from 
HMRC/ONS for those dwellings to which HCC has been unable to assign this 
information. Each of these elements is discussed in greater depth in the proceeding 
sections.

Figure 1. The high level overall components to the Pupil Yield Study.

. 
7.0 SMART Herts data sets processing

Within the authority SMART Herts access is via the Environment & Infrastructure 
Directorate, Planning Infrastructure & Economy, Strategic Land Use team whom ran 



 

 
 

the relevant extract reports from the system. There were three principal data files 
extracted for each district for each financial year 2002 through to 2020: 

(1) Overall Permissions. 
(2) Residential Completions.  
(3) Size_Type Completions. 

 
This generated 30 data files for all ten districts within each financial year with a total 
extract of 570 files for the whole study period 2002 through to 2020. Additional 
extract routines were run to obtain specific development polygons per annum for GIS 
analysis.  
  
7.1 Overall permissions data files 
 
The initial step undertaken was to establish the population of developments in the 
boundaries of Hertfordshire, for each annual cohort, which should be included within 
     erall permissions data files relate to planning 
permissions indicated as current within the annual financial period under 
investigation. Developments were included in a specific annual cohort on the basis 
that residential completions began to be produced in the inclusion year (>0), but not 
prior to the inclusion year, and where the total gross permitted dwellings was >=10 in 
count (this excludes developments which had dwellings under construction [UC 
code] but no completions in the financial period).  
 
This enabled the determination of the annual development cohort >=10 dwellings in 
size, the total gross proposed gains associated with these developments and, the 
count of residential completions in the first year of construction. No indication of 
C2/C4 (older persons, sheltered accommodation, Houses of Multiple Occupation etc) 
developments is available within these data files and as such all developments 
meeting inclusion criteria are considered at this point. Defined fields included within 
the determined annual cohort data table for each financial year were: 

• LAD - Local Authority District Name 
• LAD CD - Local Authority District Code (Office for National Statistics) 
• PPREF  Unique Planning Permission Reference 
• Unique Site Ref  The PPREF prefixed with the LAD CD 
• Address  the site address as recorded in the system capped at 250 

characters 
• PDL  Previously Developed Land flag (Yes/No) 
• Permission Granted  Date planning permission was granted for the PPREF 
• Permission Lapses  Date planning permission for the PPREF lapses 
• Permission Started  Date that construction started 
• Permission Completed  Date that all works associated with the PPREF were 

completed. 
• Total Proposed Gain  Total number of dwellings proposed within the PPREF 
• Total Proposed Loss  Total number of dwellings proposed to be lost 

(demolition of existing dwelling stock on site) 
• Total Proposed Net Gain  Calculated as Total Proposed Gain minus Total 

Proposed Loss 
• Total Proposed Gain >=10 Dwellings  Calculated flag of Yes/No based on 

Total Proposed Gain 



 

 
 

• Completed to Date Gross Completions  the number of dwellings completed 
to date within the PPREF 

• Completed to Date Net Completions  the number of net dwellings completed 
to date within the PPREF 

• Gross Completions in PYS Financial Year  the number of gross completions 
in the PYS annual extract year 

• Net Completions in PYS Financial Year  the number of net completions in 
the PYS annual extract year 

• Gross Outstanding Commitments in PYS Financial Year  the gross number 
of dwellings which remain outstanding after the PYS financial year. Calculated 
as Total Proposed Gain minus Completed to Date Gross Completions 

• Outstanding Commitments in PYS Financial Year U/C  the gross number of 
dwellings which are Under Construction but not completed in that year 

• Outstanding Commitment in PYS Financial Year N/S - the gross number of 
dwellings which remain to be constructed following the current financial year 

• Net Outstanding Commitments  the net number of dwellings which remain to 
be constructed following the financial year 

• Application Type  Planning Application Type for example, Full or Reserved 
Matters 

• Completions Started Prior to Current Year  calculated flag (Yes/No) as to 
whether gross residential completions had been produced prior to the current 
financial             

• In PYS Annual Cohort  calculated flag (Yes/No) as to whether the unique 
          
             
then flag = Yes 

• Outstanding Commitments Check  Yes/No flag to indicate whether the 
system reported completions in year plus the outstanding commitments 
equals total gross proposed gain. Where Flag = No data returned to spatial 
planning for the PPREF for resolution.  

• Inclusion Year  The financial year to which the development is allocated e.g. 
2011/2012, 2015/2017, 2004/2005 etc 

 
Developments >=30 dwellings and >=10 and <30 dwellings were processed as 
separate annual cohorts. The final annual overall permissions files formed the basic 
table to which residential completions, GIS determined addresses and, size_type 
files were matched using the unique permission reference for each site (PPREF 
code).  
 
The Overall Permissions files were also used to determine the total number of 
residential completions associated with all residential developments in the financial 
year under investigation. All developments were included in a specific annual cohort 
on the basis that residential completions began to be produced in the inclusion year 
(>0), but not prior to the inclusion year, irrespective of development total gross 
         
dwellings in size such that the percentage of dwellings included in those 
developments >=10 dwellings relative to the total dwellings relating to the specific 
financial period could be calculated.  
 



 

 
 

Although the PYS is a census of all developments >=10 dwellings in each financial 
year, and not a representative sample from which inferences within known statistical 
boundaries are made to the population as a whole, there is merit in determining the 
percentage of all dwellings built in the population of intertest relative to the total for 
that year. For example, if a particular financial year had 1,000 dwellings included in 
the PYS from developments >=10 dwellings in size then, despite being a census 
including all dwellings which meet the population of interest criteria, criticism could 
be levelled at the cohort size. If the total dwelling count constructed in that year was 
1,200 dwellings, i.e. 200 dwellings occurred from windfall, then it can be observed 
that the census included cohort was 83.3% (1,000 / 1,200 = 0.833) of all dwellings 
constructed in the annual period. Despite being diminutive in size the census 
included 1,000 dwellings cohort would be in excess of 80% of all dwellings 
constructed in the period which would be greater than the proportions included within 
randomised samples based on the included population size. This approach 
increases the evidenced robustness of the overall Pupil Yield Study.   
 
7.2 Residential completions data files  
 
Individual District residential completions data files were aggregated to create 
singular annual financial year tables, the process undertaken is provided in Appendix 
2. As with the overall permissions files fields were of consistent name and format 
between extract periods and descriptive text data limited to <250 characters in length 
as required for import to ArcGIS. The consistency of format assisted in the 
replication of ArcGIS projects for annual survey periods with the replacement of 
underlying data files and polygons whilst, automated processes could remain 
consistent for efficiency. The principle data fields were: 

• Report Year  the year to which the extract file related 
• LAD  Local Authority District Name 
• LAD CD - Local Authority District Code (Office for National Statistics) 
• PPREF  Unique Planning Permission Reference 
• Unique Site Ref  The PPREF prefixed with the LAD CD 
• Address  the site address as recorded in the system capped at 250 

characters 
• Description  a description of the site as recorded in the system capped at 

250 characters 
• PDL  Previously Developed Land flag (Yes/No) 
• Gross Comp in Period  the number of gross dwelling completions in the 

report year 
• Loss in Year  the number of dwelling losses in the report year 
• Net Comp in Period  the number of net dwelling completions in the report 

year 
• Wislistperm  A unique identifier which relates the residential completions 

data to a polygon identifier.  
 
           
dwellings with no replacements occurring. The unique identifier field PPREF was 
applied in looking up annual completions data to the developments included within 
the annual cohorts resulting from the overall permissions files. Values added to the 



 

 
 

overall permissions files reflect the field names listed above. Additional fields relating 
to the overall permissions and residential completions data sets were added for: 

• Total Proposed Gain Check  a formula to check the number of gross 
dwellings permitted in the overall permissions files versus the sum of the 
residential completions associated across one or more years for the 
development.  

• Total Gross Completions  the sum of the gross residential completions 
observed for each specific development across one or more years specific to 
the PPREF.  

• Match  Yes/No error function to determine whether the total proposed gain 
check equals the total gross residential completions data.  

 
Where the checks returned divergent values then a mismatch between the overall 
permissions and residential completions data files occurred. Permissions where this 
occurred were investigated further, the most common reason for differences were 
partially superseded permissions or PPREFs which were sub-permissions of a larger 
           
requested from spatial planning which listed permissions by PPREF associated with 
complex sites.  
 
Subsequent to the resolution of non-matches for all developments within an annual 
cohort the permission reference was cross referenced to a C2/C4 report from 
SMART Herts. Developments of C2 (older persons/residential care homes) and C4 
(Houses of Multiple Occupation) do not represent the majority of dwelling stock 
within the authority from which mainstream school age pupils could arise and are 
excluded from the Pupil Yield Study. It was noted that C2/C4 development specific 
data files have not been used until more recently within the authority (2012/13). An 
additional check was therefore implemented such that the description field for each 
development was reviewed. Six additional fields were included within the data file for 
each annual cohort, these were: 

• C2 Development from SMART Herts Report  Yes/No flag as to whether a 
development was identified as C2 from the specific SMART Herts report. 

• C4 Development from SMART Herts Report  Yes/No flag as to whether a 
development was identified as C4 from the specific SMART Herts report. 

• C2 Development from Description  Yes/No flag as to whether a development 
was identified as C2 from the site-specific description field. 

• C4 Development from Description  Yes/No flag as to whether a development 
was identified as C4 from the site-specific description field. 

• Include/Exclude in cohort  Include/Exclude Flag wherein developments 
indicated as C2/C4 were excluded. 

• Reason Exclude  Notes field detailing the reason a site has been excluded 
for future reference. 

 
Other than C2/C4 flagged exclusions the only other accepted reasons for not 
included a development within an annual cohort was: All addresses in the 
development Polygon do not have an AddressBase Premium dwelling classification 
Type which matches the criteria applied for inclusion within the cohort [Section 7];  
Development Polygon does not reside wholly within the authority boundary. It is 
important to note that Residential Completions files also contain completions data for 
those developments which are specific residential losses only such that there will be 



 

 
 

some non-matches between the unique identifier PPREF of the completions data to 
the Size_Type permissions files. The two data streams, although related, include 
disparate information and should be treated separately.   
 
7.3 Permissions size_type data files  
 
Individual District permissions size_type data files were aggregated to create 
singular annual financial year tables, the process undertaken is provided in Appendix 
3. As with the overall permissions and residential completions files fields were of 
consistent name and format between extract periods and descriptive text data limited 
to <250 characters in length as required for import to ArcGIS. The consistency of 
format assisted in the replication of ArcGIS projects for annual survey periods with 
the replacement of underlying data files and polygons whilst, automated processes 
could remain consistent for efficiency.  
 
Developments built out over more than 1 year and/or where there are multiple 
providers, dwelling types and/or tenure have multiple rows of data. Figure 2 displays 
an example size_type processed extract for a singular PPREF wherein there are 
multiple providers, dwelling types and tenures associated with the development and, 
the development took more than 1 year to complete.  
 
Figure 2. A development of 68 dwellings wherein there results multiple rows of 
size_type data due to different providers, dwelling types and tenures.  

 
The overall permissions and residential completions data sets collated to this point 
are singular rows of data per unique permission. The initial step undertaken in 
processing the size-type files was therefore to collate the multiple row data into a 
singular row for cross referencing to the annual cohort master files. For example, 
         
tenures to          
          The principle data 
fields resulting from this process were: 

• LAD  Local Authority District Name 
• LAD CD - Local Authority District Code (Office for National Statistics) 
• PPREF  Unique Planning Permission Reference 
• Unique Site Ref  The PPREF prefixed with the LAD CD 
• ResLine Provider  The provider type for the development, or part of 

development to which the size_type data row relates. For example, Private, 
Housing Association, Local Authority, Unknown 

• Dwelling Type  House, Bungalow, Flat/Apartment/Maisonette 
• ResLine Tenure Type  Tenure of dwellings within the row of dwelling type 

data 
• Overall Units  Number of dwelling units associated with the tenure, dwelling 

type and provider row of the dwellings for all/part of the relevant permission 

PP Ref
ResLine 
Provider

ResLine Tenure Type Dwelling Type
Number of 

completions
1 Bed 
Units

2 Bed 
Units

3 Bed 
Units

4+ Bed 
Units

07/14/0076/F
Housing 

Association
Social Rented

Flat, Apartment 
or Maisonette

12 0 12 0 0

07/14/0076/F
Housing 

Association
Social Rented House 9 0 0 9 0

07/14/0076/F Private Market House 47 0 0 20 27



 

 
 

• 1 Bed Units  Count of 1-bed dwelling units  
• 2 Bed Units  Count of 2-bed dwelling units  
• 3 Bed Units  Count of 3-bed dwelling units  
• 4+ Bed Units  Count of 4+ bed dwelling units  
• Overall Houses  Number of the overall number of houses completed 
• 1 Bed Houses  Count of 1-bed Houses  
• 2 Bed Houses  Count of 2-bed Houses 
• 3 Bed Houses  Count of 3-bed Houses 
• 4+ Bed Houses  Count of 4+ Houses 
• Overall Flats  Number of the overall number of Flats completed 
• 1 Bed Flats  Count of 1-bed Flats  
• 2 Bed Flats  Count of 2-bed Flats 
• 3 Bed Flats  Count of 3-bed Flats  
• 4+ Bed Flats  Count of 4+ Flats  
• CHECK  formula which checks that the number of houses and flats equates 

to the total number of units which in turn equates to the total number of gross 
dwellings permitted (overall permissions) and residential completions.  

 
The data items were referenced to the annual master files through linkage of the 
unique identifier PPREF.  
 
Where the check field indicated a mismatch between the overall permissions and 
residential completions data associated with a unique permission reference versus 
the size_type data files for overall units (both in aggregate and per specific year of 
completions) then further work was undertaken to resolve. This was conducted by 
both referring the permission to spatial planning, GIS analysis of the polygon and, 
further research into the overall permissions and residential completions data files for 
further permissions possibly associated with the overall site.  
 
7.4 Known limitation of the permissions and completions data 
 
The Type (House or Flat), Tenure (Affordable/Open Market) and Bed Size data 
associated with each specific development as presented within the data files is 
correct as at the time which planning permission was granted. If there are local 
amendments to the agreed development mix between the Planning Authority and a 
developer subsequent to the granting of permission, or as a development 
progresses, then this will not necessarily be reflected in the permissions data file. 
Changes to the affordable dwelling element of a development would only be 
determined by comparing a developments permissions file to information held by 
district housing authorities regarding stock location.  
 
There is currently no Information and Data Sharing Agreement in place with Districts 
to access this level of information to pick up any such amendments, however 
experience within HCC spatial planning indicates that this is not common. Dwelling 
completions can sometimes be associated to the wrong financial year for various 
reasons such as lag in paperwork, human error etc, but within the authority, and the 
Districts, these are thought to be infrequent and tend to be odd dwellings rather than 
large developments. 



 

 
 

The SMART Herts data enables the determination of the location and magnitude, 
number of dwellings constructed, of each of the permitted and subsequently 
completed developments. The data also enables a determination of bed size mix, 
type and tenure of constructed dwellings associated with each development overall.  
 
However, the individual addresses of each of the dwellings within a development is 
not available as a data extract nor is there relational data for each individual dwelling 
with regards to bed size, type and tenure. Specific address information is required to 
be sourced externally via AddressBase and AddressBase Premium products which 
also lack the detailed relational datasets. Aggregation of the developments to county 
level therefore provides an overall indication of the number of units completed by 
bed size, type and tenure over time. Information relating to the overall tenure and 
bed size is still required in order to compare the overall type, tenure and bed size mix 
of identified developments to observed mainstream yields from the school census.  
 
The size_type data sets and individual address residential characteristics code from 
AddressBase Premium could also be applied to determine overall number of houses 
and flats, separately, by bed size and tenure for comparative analysis. Both the bed 
size and tenure of individual dwellings and, the addition of multiple size-type row 
data to the overall permission are work streams which will be conducted once the 
master annual cohorts are finalised 2002 through to 2020. This is of relevance to the 
>=30 dwelling cohorts whilst many of the small development cohorts are of singular 
type, tenure and bed size for which this information can be obtained immediately. 
However, overall the aggregate counts of dwelling type from the size-type 
permissions enables cross comparison to residential dwelling classification types 
determined from the GIS analysis of development polygons. 
 
7.5 Trajectory of development completions  
 
Unified counts of aggregate dwelling completions between the overall permissions, 
residential completions and size_type files permitted the creation of development 
trajectories specific to each permission. The residential completions files annual 
gross completions count per annum permits this at a Units Only level of detail whilst 
the size_type data allows for specific dwelling type (House or Bungalow and, Flat 
Apartment or Maisonette). Trajectories were constructed from the SMART Herts data 
sets for each permission within the annual >=30 and >10 to <30 dwellings 
development cohorts.  
 
The trajectory is important for calculating specific annual yield per 100 dwelling rates 
from the observed number of cumulative completions in a particular year versus the 
observed mainstream pupil counts from the school census data sets in that year. 
This is the case both for specific developments and the determination of 
development average yield for all permissions within an annual cohort. If only the 
total number of dwelling completions were applied, then calculated annual 
mainstream yields per 100 dwellings prior to development completion would be 
underrepresented. This occurs as the denominator (number of units, houses or flats) 
would be substantially larger than the actual number of completions which would 
have occurred at the mid-point of development construction. An example of the 
determined trajectory and associated mainstream primary yield per 100 dwellings 
displayed in Figure 3 below. The data presented results from the initial Pupil Yield 



Study trial conducted by the authority and relates to 2,440 Houses Only, the principle 
is the same for Units Only and, Flats Only. 

Figure 3. An example of the trajectory determined from SMART Herts data sets 
for 2,440 Houses Only, and the calculated development average mainstream 
primary yield per 100 houses, arising from the initial HCC Pupil Yield Study 
trial. 

8.0.0 GIS analysis of SMART Herts development polygons

The annual cohort master files for each financial year based on the collation of 
SMART Herts overall permissions, residential completions and size_type files 
formed the principle PPREF list for GIS analysis. Financial, as opposed to calendar, 
periods were applied in the extract processes due to the origination of the 
development completion date. For some developments the completion date is 
provided by the National House Building Council, or LAD building control, upon 
issuance of a completion certificate or, via administrative desktop survey. However, 
in some cases the information is absent, and the completion date is determined via a 
field survey. If the survey determines a development to be completed, and a date is 
absent, the end of the financial year date, 31stst March, is entered to the completion 
date field. Consequently, for a proportion of the completed developments it will be 
known that they were completed in the twelve month period since the last survey, 
but this is not accurately transferable to calendar period.

Development polygons were extracted from SMART Herts for all developments on 
the system 2002 through to 2020. Whilst the polygons give the location of 
developments all underlying data associated with the shape files other than unique 
identifier (PPREF) was ignored. Only data from the provided master files was used. 
This was particularly relevant as the polygons include residential completions which 
          are gains only. The 
polygons associated with the developments were subject to an extensive GIS 
process. The Hertfordshire County Council corporate GIS solution, ArcGIS, was 



 

 
 

              
data used in the initial trial was Ordnance Survey AddressBase Premium Epoch 64 
(released 17th January 2019)5 although updated versions were applied as they 
became available. GIS processing and analysis of the polygons involved several 
outcomes: 

• Ensure all developments were within the boundary of Hertfordshire County 
Council. 

• Establish an address master cohort for each development, and total count of 
dwellings, based on residential dwelling characteristics.  

• Establish a coterminus and buffer postcode list for each development.  
• Produce a map of each development in each annual cohort. 

 
The annual cohort development site polygon data, recorded in the SMART Herts 
system, was exported as a series of datasets (in ESRI shapefile format) for each 
Local Authority District in Hertfordshire. These were appended to a pro-forma layer 
with a spatial extent set for Hertfordshire. Once compiled these polygons were used 
to spatially select from AddressBase Premium the Basic Land and Property Unit 
(BLPU) points which they contained. Through matching data from the AddressBase 
Premium Class Records table to the selected BLPU (Basic Land and Property Unit) 
using the Unique Property Reference Number (UPRN), and then from the Class 
Code to the AddressBase products classification scheme table, it was possible to 
assign a typology (Class Description) to each address contained within each 
development polygon. Several types were deemed to meet the project criteria in 
conjunction with customised ONS census defined output tables for unshared 
dwellings (Table 1).  
 
Table 1. The AddressBase Class Code classification scheme for included 
residential dwellings. 
CLASS CODE CLASS DESCRIPTION 
CR06 Public House / Bar / Nightclub 
R Residential 
RB Ancillary Building 
RD Dwelling 
RD01 Caravan 
RD02 Detached 
RD03 Semi-Detached 
RD04 Terraced 
RD06 Self-Contained Flat (Includes 

Maisonette / Apartment) 
X Dual Use 

 
Dual use records generally include a residential element, where this is the case, as 
determined by considering the individual address details and undertaking further 
research. For example, some dwellings were clearly businesses/residential mixed 
use such as a Farmhouse, Pub or, a business operating from a home. Dual use 
BLPU were uncommon and therefore included in the initial selection, relevant 

 
5 Support and technical documentation for AddressBase Premium can be accessed here: 
https://www.ordnancesurvey.co.uk/business-and-government/help-andsupport/products/addressbase-
premium.html 



 

 
 

records were rejected where it became apparent that they did not include residential 
quarters. A similar approach was taken with CR06 and RB classified records.  
 
Following this a count of BLPU by development polygon was made from which it was 
possible to identify any development polygon which appeared to contain no 
residential records. These were few in number and each was investigated to 
determine what BLPU records were present and reassign an appropriate 
classification in any cases where it was clear from the details of the planning 
permission that a non-residential BLPU should be reclassified as a result of the 
development and associated Change Of Use (COU). Each AddressBase Premium 
record was attributed with the unique Planning Permission Reference (PPREF) of 
the development polygon within which it was contained and then filtered to include 
only those permissions in the annual cohort under consideration. At this point checks 
were undertaken to ensure that:  

• The refined count of development polygons equalled that of the provided 
master files (based on unique PPREF count), such that there were no 
polygons absent.   

• That there were no overlapping development polygons (all BLPU assigned to 
one permission [PPREF] only). 

• That there was not a lack of BLPU meeting classification criteria within 
identified developments. 

 
It was observed that some BLPU had not been re-classified since the permitted 
            
relevant development polygons and needed to be moved with notes indicating as 
such appended to the unit records. The subsequent step was to assign addresses to 
the records selected.  
 
AddressBase is essentially the Postcode Address File (PAF) produced by Royal 
                
type information there are classification codes associated with each address record. 
The available classification codes are: 

• C  Commercial (Attracts non-domestic rates and/or use is of a business 
nature).  

• L  Land 
• M  Military (Military Defence Site) 
• O  Other (Ordnance Survey only) 
• P  Parent shell 
• R  Residential 
• U  Unclassified 
• X  Dual use 
• Z  Object of Interest 

 
Note that not all residential characteristics will necessarily occur within an area. 
Individual address records that were contained within the finalised development 
polygons were selected from AddressBase based on a residential classification code 
           
Premium. Data from the AddressBase Premium Class Records table were matched 
to the selected BLPU (Basic Land and Property Unit) cohort defined above using the 



 

 
 

Unique Property Reference Number (UPRN), and then from the Class Code to the 
AddressBase products classification scheme table. 
 
AddressBase Premium utilises multiple GIS files thereby requiring a relational 
database for application and is generally complicated to work with. Through the 
application of multiple polygons this product permits the determination of the 
characteristics of each address to provide information both on dwelling type and to 
further specify the R        -
in-      
AddressBase were cross referenced to AddressBase Premium and only those 
address with the following residential sub-classification extracted:  

• Residential 
• Dwelling 
• Detached 
• Semi-Detached 
• Terraced 
• Self-Contained Flat (Includes Maisonette/Apartment) 
• Ancillary Building  

The following residential sub-classification codes were specifically excluded: 
• Houseboat 
• Sheltered Accommodation 
• Privately owned holiday caravan/chalet 
• Ancillary building 
• Caravan 
• Car park space 
• Allocated parking 
• Garage 
• Lock-Up Garage/Garage Court 
• House in Multiple Occupation 
• HMO parent 
• HMO bedsit/other non-self-contained accommodation 
• HMO not further divided 
• Residential institution 
• Care/Nursing home 
• Communal residence 
• Non-Commercial lodgings 
• Religious community 
• Residential Education 

 
This produced the final list of addresses associated with the validated and included 
development polygons, by unique site identification number. Prior to exporting 
finalised address cohorts, development specific buffer and coterminus postcode files 
were generated.  
 
8.1 Development buffer and coterminous postcode files 
 
Development postcode buffers contain the postcodes associated with a specific 
permission and those which occur in a 200m range of the boundary. In creating 
permission specific buffers, postcode layers were superimposed over the 



 

 
 

development boundaries, where a postcode polygon intersected/overlay a boundary, 
or was within 200m, then the postcode was extracted. The relevant PPREF was 
assigned to each postcode for all developments in each annual cohort. Postcode 
buffer files were principally applied in the PYS trial study to extract school census 
records. Individual pupil records were cleansed and geolocated to development 
permissions using GIS in order to create mainstream pupil counts. These counts 
were compared to counts from a more specific direct address-in-polygon only school 
census extracts. It was observed that the more specific address-in-polygon method 
was as accurate as that of the buffer method and was subsequently applied to the 
main study.  
 
To determine whether postcodes were wholly coterminous within development sites 
a combination of Codepoint Polygons and AddressBase Premium records were 
applied. Using both datasets a postcode was deemed coterminous with a 
development site if it contained residential addresses (determined using BLPU 
classes within AddressBase Premium) which fell within the site boundary but no 
residential dwellings beyond the site.     
postcode (as defined using Codepoint Polygons) which overlaps a development may 
go beyond the development significantly,  but if there are no other residential 
dwellings aside from the ones within the site then it can be inferred that all addresses 
with such postcodes are attributable solely to that development site. There are four 
possible scenarios when determining coterminous postcodes using this 
methodology: 
 
Scenario 1  the development site falls completely within a single postcode polygon, 
           
Therefore, all dwellings with such postcodes, it can be inferred, would fall within the 
development site (Figure 4). These development sites are accepted for analysis 
within the coterminus postcode cohort.  
 
Scenario 2  all postcodes which overlap the development site fall relatively neatly 
w            
solely to the site. In some instances, postcode polygons may go beyond the site, 
            
within the postcode can still be attributed to the site (Figure 5). These development 
sites are accepted for analysis within the coterminus postcode cohort. 
 
Scenario 3  no postcode sits neatly within the development site, however there are 
no postcodes overlapping         
           
           
site only belong to dwellings within the site, and therefore such postcodes can be 
attributed solely to the site (Figure 6). These development sites are accepted for 
analysis within the coterminus postcode cohort. 
 
Scenario 4 - some postcodes which overlap the development site contain residential 
              
possible to determine that dwellings within such postcodes solely fall within the 
development site and therefore these development sites are not accepted for 
coterminus postcode analysis (Figure 7). 



 

 
 

   
 

 
Figure 4. Scenario 1 for determining development coterminus postcodes. 
 
 
 
 
 
 
 



 

 
 

 
Figure 5. Scenario 2 for determining development coterminus postcodes. 
 
 
 
 
 
 



 

 
 

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 6. Scenario 3 for determining development coterminus postcodes. 



 

 
 

 
 
Figure 7. Scenario 4 for determining development coterminus postcodes. 
 
 
 
 
 
 
 



 

 
 

The coterminus postcode files were of relevance to annual development cohorts 
between the periods 2002 and 2006 and, postcode level GP Registration data sets. 
In the former, School Census records between 2002 and 2006 required only the 
pupil postcode to be returned to the DfE, 2007 was the first year that individual pupil 
address was included as part of the return. Coterminus postcodes within 
developments, in conjunction with the address files, can be used to determine 
dwelling counts within the postcode by units only and type. School Census 
mainstream records associated with these postcodes can be divided by the number 
of dwellings to calculate yield per 100 dwellings rates. This method would be applied 
for coterminus postcodes within a specific development, or in aggregate for a cohort, 
to determine a statistically robust estimate of mainstream yield per 100 dwellings. 
           pupil accumulation 
within developments, and overall annual cohorts, prior to the address specific counts 
associated with a whole development from 2007 onwards.  
 
A similar premise exists for postcode-based GP registrations counts for children 
aged 0 to <7 years by individual year of age. Aggregation of coterminus postcodes 
within an annual cohort of developments permits a statistically robust sample of the 
included new build population for that year at County level. Individually addresses 
and associated residential dwelling types from AddressBase Premium allows the 
count of units only for calculation of rates per 100 dwellings. Where postcodes are 
wholly houses, or wholly flats, then this permits the estimate of yield per 100 
dwellings specific to these dwelling types. Whilst this is included in the overall PYS 
methodology this element has yet to be progressed, in the majority, in the analytical 
stage (see Section 10).  
 
8.2 Development address export files 
 
PPREF specific address files determined by GIS processes were exported for 
matching to the annual cohort master files. The principle address included was 
usually the Delivery Point Address (DPA), this is used by Royal Mail to deliver 
packages. These addresses are very spatially accurate as they identify the exact 
location of the package destination. Until the spatiality of the DPA is concretely 
determined, a Geographic Address can be used, Local Authorities use these when 
organising addresses. Geographic Addresses use a combination of Primary 
Addressabl        
provide either a preliminary address or, a description of an address. Generally, 
           
commonly describe plots of land, such as Plot 238. In most cases the Primary 
Addressable Object progresses to become the Delivery Point Address. Figure 8 is an 
extract of a permission in the 2018_2019 cohort which is still under construction. 
 
There are no Delivery Point Addresses for the site, which is expected given the 
             
site have a PAO address such as, for example, No: X Thorpe Road, Bishops 
Stortford, Hertfordshire. The AddressBase Premium technical specification 
recommends using Delivery Point Addresses first and, if these are not available, 
gaps should be completed with the PAO/SAO. The trade-off however is that 
Geographic Addresses are less spatially authoritative as Delivery Point Addresses. 



 

 
 

In most instances completed development polygons within the Pupil Yield Study 
were Delivery Point Addresses due to the greater level of spatial accuracy.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 8. Example map of a development currently under construction with the 
level of detail in such instances displayed.  
 
The following data fields were included in the finalised address file for each annual 
cohort: 

• Inclusion Year  the financial year to which the PPREF relates 
• LAD  Local Authority District Name 
• LAD CD - Local Authority District Code (Office for National Statistics) 
• PPREF  Unique Planning Permission Reference 
• Unique Site Ref - The PPREF prefixed with the LAD CD 
• UPRN  Unique Property Reference Number for each dwelling 
• Parent UPRN  the parent UPRN for multiple dwellings such as the UPRN 

associated with a block of flats with each flat in the block also having its own 
UPRN 

• Sub Building  Address data 
• Building Name  Address data 
• Building Number  Address data 
• Thoroughfare  Address data 



 

 
 

• Post Town  Address data 
• Postcode  Address data 
• Classification  RD02, RD03, RD04 & RD06 in the majority of instances 
• Class Scheme - AddressBase Premium Classification Scheme 
• Class Description  Detached, Semi-Detached, Terraced, Self-Contained Flat 
• Primary Description - Residential 
• Secondary Description - Dwelling 
• Dwelling Classification Type  House_Bungalow  Detached, 

House_Bungalow  Semi-Detached, House_Bungalow  Terraced, Self-
Contained Flat_Apartment_Maisonette.  

 
Pivot table analysis of the address cohort classification determined dwelling counts 
by units only and type for each unique PPREF. These were cross referenced to the 
homogenous total permitted dwelling counts arising from the overall permissions, 
residential completions and size_type data within the cohort master file. This 
ensured that the GIS determined number of dwellings by type matched that of the 
SMART Herts data sets. Developments with variance in dwelling counts between 
ad          
investigation. Most instances where this occurred resulted from an additional 
permission coming forward for a site. These additional permissions were identified 
through address and description field searches of the residential completions master 
data file 2002 through to 2020. Additional permissions were joined to the original 
permission and overall permission, residential completions and size_type data files 
merged into one record. The site unique identifier was amended to a concatenate of 
both permissions which served as an identifier for developments which were 
merged, for example, [Site 1 ID] & [Site 2 ID]. The analysis process was then 
repeated to ensure resulting counts tallied between GIS and SMART Herts data 
sets. 
 
           
produced within a single field, this was derived from completed cells within the 
associated address fields such as building number, thoroughfare, post town and 
postcode. The single field dwelling address were applied in looking up cleansed 
school census record addresses to return the master address file UPRN. The UPRN 
within both files provides a unique identifier for determining specific dwelling 
mainstream sector counts over time. Additional data from the GIS Address files was 
also cross referenced to the master data files for each annual cohort derived from 
the overall permissions, residential completions and size_type data files. These 
additional data fields were: 

• ADPremium Class No: Flats  A count of flats for the unique PPREF observed 
within the address master file. 

• ADPremium Class No: Houses - A count of houses for the unique PPREF 
observed within the address master file. 

• ADPremium Class No: Total - A count of all dwellings (units only) for the 
unique PPREF observed within the address master file. 

• Check ADP Total Flats to Size_Type Data  a Yes/No flag to indicate whether 
the GIS residential dwelling count of Flats matched the count from the 
size_type SMART Herts data files for the unique PPREF.  



 

 
 

• Check ADP Total Houses to Size_Type Data  a Yes/No flag to indicate 
whether the GIS residential dwelling count of Houses matched the count from 
the size_type SMART Herts data files for the unique PPREF.  

• Check ADP Total to Total Size_Type Data  a Yes/No flag to indicate whether 
the GIS residential dwelling count of dwelling units matched the count from 
the size_type SMART Herts data files for the unique PPREF.  

• Development Mix  The percentage contribution of flats and houses to the 
overall number of units completed in the unique PPREF.  

• Dominant Type  The dominant dwelling type associated with the unique 
PPREF. Where a percentage contribution was >=60% then this became the 
dominant type (either Houses or Flats). Where the type was within the range 
          

 
Where GIS address residential classifications matched SMART Herts size-type 
dwelling type counts then cross reference of the permission tenure and bed size data 
by type permitted, some instances the determination of individual dwelling bed size 
and tenure. Where this occurred the UPRN specific bed size and tenure was 
recorded against the master address record. This was normally the case for 
developments in the >=10 to <30 dwellings cohorts. For example, a development of 
25 flats for which the size-type data indicates all are Open Market and 2-bed 
   -        
address master file. A proportion of the dwellings included within the overall Pupil 
Yield Study therefore already have bed size and tenure data associated with 
UPRNs, the remainder will be determined once all cohorts are finalised.  
 
Finally, postcodes were extracted from the GIS annual cohort master address files 
and duplicates removed. The resulting list provided the annual cohort postcodes 
which would be applied to extract School Census records from the relevant 
databases since annual cohort commencement. For example, the 2007_2008 
development cohort would result in individual pupil annual School Census records 
being extracted, based on a match between GIS master file and pupil address 
postcode, from 2007 through to 2020.  
 
9.0 The schools census mainstream and special school pupil records  
 
There are three census returns from schools each year termed the Spring, Summer 
and Autumn returns, the focus of the Pupil Yield Study was the January or Spring 
return each year 20002 to 2020. Historically this census return has been the 
dominant one with consideration of the Annual Schools Census and PLASC. Within 
state schools every pupil has an allocated Unique Pupil Number (UPN) which is 
retained each school year and acts as a longitudinal unique tracker across a pupils 
schooling, it is a mandatory field within each Schools Census return. Each Schools 
Census return contains pupil level data for pupils both on and off roll as at the date of 
the census (Nursery being the exception). Pupil Enrolment Status is however only 
required for those pupils whom are on roll at the school census date. A count on 
census day therefore includes all pupils whom are on roll as at census date and 
whose enrolment status is: 

•   - single registration at this school) [ALL schools] 
•    - dual registration) [ALL schools] 
•    - dual registration) [ALL schools] 



 

 
 

•                 
most of their teaching time at the FE college [For: PRU / AP only] 

•   er) where pupil is registered with the PRU / AP but is taught 
for most of their teaching time by the other alternative provision provider 
(which is not a school) [For: PRU / AP only] 

 
          - pupil not 
registered at the school but attending some sessions or lessons. It therefore follows 
that Pupil Date of Entry is provided for all pupils both on and off roll as at census 
date (on roll only for designated Nursery schools) whilst Pupil Date of Leaving will 
only be provided for those pupils with no enrolment status.  
 
Anonymised child level data from all schools, with no pupil duplication from dual 
registration codes, as at the schools census date can therefore be extracted on the 
basis of the pupil UPN            
              
was imported to each January school census database 2002 to 2020 to provide the 
reference postcode from which unique anonymised pupil data could be matched and 
extracted. Development postcode areas are used to refine the number of schools 
census records extracted for analysis, this both saves analyst time and is also in 
accordance with the project Information Asset Registration (IAR) entry and 
requirements of GDPR. 
 
             
validated with inbuilt DfE checking processes there remains a known issue with 
address information. A proportion of HCC schools use British Standard (BS7666) 
address fields within their Schools Information Management Systems (SIMS) whilst 
others apply free text Address field 1 through to 5. The DfE does not use address 
information collected via the Schools Census and therefore has no requirement for a 
standardised approach as to how address information is stored.  
 
In all instances each pupil has a home address postcode however the quality of 
           
variable. For statistical reporting this is normally not an issue as pupil postcode is 
assigned to a Census Output Area (OA) based on Office for National Statistics 
             
postcode area to an Output Area, OAs can then be aggregated to larger often 
bespoke geographies for reporting purposes and is the method recommended by the 
National Statistics Authority (NSA). Further information on this method is supplied in 
Appendix 4.  
 
Whilst sub-postcode address quality issues have been known for several years the 
fact that DfE does not require this data and, the large cost of implementing a 
standardised address system across all schools versus other HCC priorities, 
suggests that this will be an ongoing issue. The query structures established within 
each School Census database to extract unique anonymised pupil records with their 
associated single row address were subsequently complex and provided in detail 
within Appendix 5. Resulting extract tables based on matches to annual cohort 
development cohort postcode records had the following formats for both mainstream 
and special school cohorts.  



 

 
 

• School Phase – Nursery, Primary, Middle-Deemed Primary etc.  
• School No: - The DfE allocated number for the school. 
• School Address – The school address details including postcode. 
• NCYearActual - The National Curriculum Year Group in which a pupil is 

taught for the majority of their time irrespective of their chronological age. 
• Special Educational Need –        

             
2014 replaced Statements of Educational Need (SEN statements) with 
        

• Pupil Address Type            
• Home Address Postcode - The postcode, mandatory for both BS7666 and 

address line format, is allocated by the post office to identify a group of postal 
delivery points. Note that there may be two or more current address for 
children with divorced/separated parents/in care, in this instance the first 
address is taken based on the minimum address ID. 

• BS7666 format: SAON - The Secondary Addressable Object Name (SAON), 
refers to the flat, apartment name, number, or other sub-division of a dwelling. 

• BS7666 format: PAON - The primary addressable object name (PAON), 
refers to the dwelling name and / or number. 

• BS7666 format: Street - The street name / description. 
• BS7666 format: Locality - The locality name refers to a neighbourhood, 

suburb, district, village, estate, settlement, or parish that may form part of a 
town, or stands in its own right within the context of an administrative area. 

• BS7666 format: Town - The town name refers to: A city or town that is not an 
administrative area; A suburb of an administrative area that does not form part 
of another town or; A London district. 

• BS7666 format: Administrative area - A geographic area that may be the 
highest-level local administrative area for example county or a unitary 
authority.  

• BS7666 format: Post town - Assigned by the post office, based on the area 
sorting office. 

• Address line format: line 1 - First line of the address. 
• Address line format: line 2 - Second line of the address. 
• Address line format: line 3 - Third line of the address. 
• Address line format: line 4 - Fourth line of address. 
• Address line format: line 5 - Fifth line of the address. 

 
With respect to Address Fields, returned information was dependent upon whether 
the schools Information Management System utilises BS7666 or an address line 
format and therefore all fields were included in order to enable geocoding. Where a 
child had multiple addresses, such as where a child lives with both parents at 
different stages of the week, the first address was extracted on the basis of the 
minimum Address ID. Note that where the DfE had made amendments to codes, or 
descriptions, since 2002 then the relevant codes were applied as current to the 
specific census date.  
 
 
 
 



 

 
 

9.1 Cleansing school census address records 
  
Data extract files from each January School Census relevant to the development 
annual cohort under consideration were appended to a singular data file for that 
           
flag was added to each annual School Census data extract to relate from which 
census the data was obtained. For example, the 2005_2006 development cohort had 
             
         
Within each sheet the extract table from each census was pasted with the relevant 
year for each census added. Following completion of the extracts for a development 
postcode cohort the raw data master sheets were copied to create master sheets 
from which address cleansing could process.  
 
The initial step undertaken was to resolve the Address Line Format 1 through to 5 
addresses into BS7666 format. This was processed through cutting the relevant 
Address Line fields and pasting into the relevant BS7666 fields. Generally, the 
number of non-BS7666 records in each annual extract is small and this process is 
not overly resource intensive. Following this the Address Line Format 1 through to 5 
fields were deleted to reduce the number of data columns. The BS7666 
Administrative Area was also deleted as all postcode extracted records were 
coterminus to Hertfordshire and it is therefore superfluous. At this point the master 
data file (for mainstream and special school pupils separately) contained the 
following fields: 

• School Phase – Nursery, Primary, Middle-Deemed Primary etc.  
• School No: - The DfE allocated number for the school. 
• School Address – The school address details including postcode. 
• NCYearActual - The National Curriculum Year Group in which a pupil is 

taught for the majority of their time irrespective of their chronological age. 
• Special Educational Need –        

         The Children and Families Act 
2014 replaced Statements of Educational Need (SEN statements) with 
        

• Pupil Address Type            
• Home Address Postcode - The postcode, mandatory for both BS7666 and 

address line format, is allocated by the post office to identify a group of postal 
delivery points. Note that there may be two or more current address for 
children with divorced/separated parents/in care, in this instance the first 
address is taken based on the minimum address ID. 

• BS7666 format: SAON - The Secondary Addressable Object Name (SAON), 
refers to the flat, apartment name, number, or other sub-division of a dwelling. 

• BS7666 format: PAON - The primary addressable object name (PAON), 
refers to the dwelling name and / or number. 

• BS7666 format: Street - The street name / description. 
• BS7666 format: Locality - The locality name refers to a neighbourhood, 

suburb, district, village, estate, settlement, or parish that may form part of a 
town, or stands in its own right within the context of an administrative area. 



 

 
 

• BS7666 format: Town - The town name refers to: A city or town that is not an 
administrative area; A suburb of an administrative area that does not form part 
of another town or; A London district. 

 
Within the PYS trial school census records were extracted based on the 
development postcodes and a 200m buffer which were then preliminary cleansed 
according to the above process. These records were then sent to GIS for passing 
reiteratively through LocatorHub Transformation Suite, an address-matching 
application integrated with ArcGIS. LocatorHub cleansed the addresses and defined 
a Unique Property Reference Number (UPRN) for most address records. Where a 
specific cohort of mainstream pupils had their addresses cleansed then a 
combination of UPN and Postcode of a cleansed address joined to other years of 
records, which have a match on both the concatenate and the underlying original 
uncleansed address, was observed to significantly speed up the address cleansing 
process. 
  
Any School Census records which contained insufficient address details to geolocate 
was checked against any corresponding UPN within the dataset to determine 
whether it is possible to harvest additional address details from other years census 
returns. This was required in order to achieve a sufficiently complete address to 
permit an address match and establish the UPRN and coordinates. Where this was 
not possible the pupil postcode itself was be analysed to establish if it was feasible to 
match either to a postcode centroid (by reference to OS Code-Point) or if the 
postcode is associated with a single structure, such as a block of flats, to an 
            
boundary. Records that were geocoded to postcode centroid only were retained if all 
the delivery points were contained within a development polygon and excluded if 
they were not. In the latter instance it was not possible to prove a mainstream child is 
          
such records should not be included. Individual pupil records which are located to a 
            such 
although these were very small in number.  
 
However, during the trial it was observed that there were several issues associated 
with this preliminary method: 

• LocatorHub processing was heavily dependent on GIS resource which is finite 
within the organisation and substantial delays could occur. 

• It was rare for an address record related to a development to occur in the 
200m buffer around a permission, in such instances this related to an 
incorrect postcode. Removal of the buffer and associated records made no 
difference to observed yield rates per 100 dwellings in the development 
outputs nor in the calculated development average yield overall.  

• A much more efficient process was not to match school census records to 
development addresses but rather to match exact spatially defined 
development addresses to school census extracts exported based on the 
development specific postcodes only (no buffer applied). This reduced the 
scale of record cleansing from the tens of thousands per cohort to thousands.  

 
The methodology was therefore refined for development cohorts processed following 
the trial. The development school census data table, following removal of the 



 

 
 

Address Line Format 1 to 5 and Administrative Area fields, was sorted according to 
the home postcode and Unique Pupil Number (UPN). Whilst some census returns 
may contain poor quality address data for a particular UPN, other years were 
BS7666 exact matches and could be replicated. The master address file containing 
the spatially exact addresses associated with the annual cohort was opened and 
sorted according to postcode and concatenate address. Visual cross comparison of 
a postcode between the school census and address master file determined the 
format of addresses within that area.  
 
This format was replicated within the School Census record extracts for the specific 
postcode but using the relevant UPN data. For example, the master address file may 
list a dwelling as: Flat 5, The Dakota Complex, 4 Piggots Lane, Hemel Hempstead 
whilst the school census data could be: 4 Flat 5, Piggots Lane, Dakota Complex, 
Hemel. Effectively the School Census address extracts were cleansed to a 
consistent format in line with the most spatially exacts DPAs within the master 
address files. Following this a concatenate address was produced for each school 
census record, this concatenate address was a unique identifier which was looked 
up against the cohort master address file. Where a match occurred then the Unique 
Property Reference Number (UPRN) from the master address file was returned 
against the pupil address record. Where no match occurred then the UPRN against 
             
           
address records to ensure that they should be excluded.  
 
Whilst, at face value, this process seems resource intensive it requires no training in 
LocatorHub, nor licence, and provides a faster turnaround in UPRN matched 
datasets (it is feasible to cleanse 12,000+ records a day by one person). Comparison 
of the applied method versus LocatorHub cleansed datasets determined no 
difference in the count of pupil records allocated to an example annual cohort. In 
some instances, the quality of address information resulting from LocatorHub 
cleansing was poorer than that of the method applied. This occurred as the method 
applied herein compares school census records to the most spatially exact and 
refined addresses determined from GIS analysis for the cohort of interest. A further 
            
value for each pupil record was transformed to an education sector category, the 
values applied are shown in Table 2.  
 
Table 2. The School Census National Curriculum Year Group Code and 
returned Education Sector. 
NC YEAR GROUP EDUCATION SECTOR 
N1 Nursery (N1) 
N2 Nursery (N2) 
R Primary 
1 Primary 
2 Primary 
3 Primary 
4 Primary 
5 Primary 
6 Primary 



 

 
 

7 Secondary 
8 Secondary 
9 Secondary 
10 Secondary 
11 Secondary 
12 Post-16 
13 Post-16 
14 Post-16 
X X 

 
The resulting data table, for mainstream and special schools separately, provided a 
list of all pupils in all School Census returns since the annual development cohort 
under construction started producing residential completions through to 2020. 
However, the table includes both UPRN matched records and those which were not 
matched to the development cohort, it also includes singular UPNs across multiple 
census years. It was therefore required to create education sector counts by UPRN 
for each census year.  
 
9.2 Education sector counts by development UPRN 
 
The address cleansed and UPRN matched pupil level data table was pivoted with 
the following fields included: 

• Year  The census year from which a group a pupil records were extracted, 
applied as a filter. 

• UPRN  The Unique Property Reference Number, applied as a row. 
• Sector  The Education Sector to which the pupil record is allocated as at the 

census year. This was applied as both the count and the column header. 
 
Each year was individually selected using the filter and the resulting UPRN list with 
sector counts copied and pasted into a new workbook titled, for example, 
            
output for an individual census year, the specific UPRNs have been replaced 
however the principle is the same. Outputs were created in a standard format of N2, 
Primary, Secondary and, Post-16 versus UPRN. The workbook contained a separate 
worksheet for each school census year for which extracts were made, for example 
the 2015_2016 cohort had UPRN based sector counts for 2015,2016, 2017, 2018, 
2019 and 2020 as separate worksheets. The process was replicated for longitudinal 
Special school pupil counts by sector.  
 
Table 3. Example standard format list of UPRN versus education sector 
mainstream pupil counts. 
UPRN Nursery (N2) Primary Secondary Post-16 
A 0 1 0 0 
B 0 1 0 0 
C 0 1 0 1 
D 0 1 0 0 
E 0 2 0 0 
F 2 0 0 0 
G 1 1 1 0 



 

 
 

H 0 1 0 0 
I 0 1 0 0 
J 0 1 1 0 
K 0 1 0 1 

 
 
10.0 Processing births data 
 
The method applied herein was used within the PYS trial however it has yet to be 
run for the 2011 to 2018 annual development cohorts to which the births data 
relates. This will occur following PYS cohort finalisation and establishing the priority 
normalised mainstream yields associated with each annual cohort. It is included 
within the PYS methodology documentation to ensure that coverage is 
comprehensive.  
 
Live births by financial year (2010/11, 2011/12, 2012/13, 2013/14, 2014/15, 2015/16, 
2016/17 and, 2017/18) were selected using the field [DOB] Date of birth with an 
applied county code of usual residence of mother of child, [COUNTY_MOTHER], 
being Hertfordshire.         
           th April 
        th September 2017 and so forth. 
This information was used to assist in aiding the identification of completion dates for 
developments within the specific financial year in additional to temporal birth counts.  
Based on the applied selection criteria the following data fields were identified as 
being required for extraction, the fields were identified using the DSA between Public 
Health and NHS Digital:  

• [ADDR_MOTHER] - Usual address of mother 
• [PCODE_MOTHER] - Postcode of usual residence of mother 
• [PCODE_IMP_IND] - Postcode imputation indicator 
• [CNTY_DIST_MOTHER] - County district code of usual residence of mother 

 
An aggregate count of the number of births by presence/absence of 
[PCODE_MOTHER] determined the percentage of births records for which postcode 
information was absent as a quality assurance measure for all financial years. The 
postcode of usual residence of mother was duplicated as an additional field and, 
within this duplicated field, any text spaces were removed. This field was labelled as 
[PCODE_MOTHER_NoSpace] and used to match to the list of development 
postcodes determined in Section 7. Applying the known development postcode 
overlays reduced the number of records which were required to be extracted from 
the births database. This was both in requirement of the DSA stipulation that extracts 
for analysis should be proportional to the scope of a project and, also informed the 
likely scope of this part of the project in future repeats of the process. County total 
numbers of live births for the financial periods were provided separately. The 
individual record extracts for the financial periods which were specific to the finalised 
development polygons included the following output fields: 

• [UNIQUE ID]  A created ID which is unique for each record 
• [YEAR]  Financial and either 2012 or 2013 
• [MONTH]  Calendar month within which the birth occurred 
• [ADDR_MOTHER] - Usual address of mother 



 

 
 

• [PCODE_MOTHER] - Postcode of usual residence of mother 
• [PCODE_IMP_IND] - Postcode imputation indicator 
• [CNTY_DIST_MOTHER] - County district code of usual residence of mother 

 
All other identifiers associated with the birth data extract were removed, data was 
exported to a Microsoft Excel 2010 format file, password protected and passed to the 
Community Intelligence & Data Science team (CIDS). The data file was both 
transferred and added to the restricted access project folder in accordance with 
protocol determined in the Data Protection Impact Assessment. The workbook 
password was provided separately via internal phone call. Colleagues in Public 
Health had informed that the births address field was a single column with no 
separate identifiers such as specified within BS7666 or Address Line 1-5 format, for 
example such as applied in the Schools Census. Addresses therefore required 
       er to identify the Unique 
Property Reference Number (UPRN) required to match to the finalised development 
polygon identified address UPRNs.  
 
           
those records which were located outside of the development polygons were deleted 
based on linking [Unique ID] between the GIS dataset and the excel data file. Birth 
counts by unique development site ID were produced to examine the frequency 
distribution, by development size (number of dwellings) band, of aggregates for 
Statistical Closure Control (SDC) in accordance with the DSA. The number of births 
per 100 dwellings were calculated as: The number of births in a development 
polygon / Total number of dwellings in a development polygon. Frequency 
distributions were passed to Public Health for a determination of whether appropriate 
standards had been met at individual development level. The outcomes of the SDC 
process determined the geographical scale of the analysis of births arising from 
completed developments.  
 
Following completion of the births aggregation process, and inspection by Public 
Health colleagues, permission was sought from the working group to delete the 
individual births records files both as held within GIS software and data files in the 
project folder. This was in accordance with procedure detailed in the DPIA.  
 
11.0 GP Registrations data and coterminous postcodes 
 
The method applied herein was used within the PYS trial however it has yet to be 
applied for the majority of the annual development cohorts 2003 to 2020. This will 
occur following PYS cohort finalisation and establishing the priority normalised 
mainstream yields associated with each annual cohort. GP Registrations data 
processing is included within the PYS methodology documentation to ensure that 
coverage is comprehensive.  
 
The authority produces a School Place Planning Forecast, part of the data which 
underpins the DfE required, and accepted, forecast is GP registrations data for 
children aged 0 to <7 years, by individual year, by anonymised counts to postcode 
area. The Pupil Yield Study will cross match postcode sector counts of children aged 
0 to 5 years, and individual year variants into aggregate outputs such as Age 0 to <3 
years, to identified development co-terminus postcodes to produce an annual county 



 

 
 

wide sample-based assessment of yields in the early years from new build 
developments. The use of this data for estimating yields from new build 
developments is in accordance with the entry held within the Information Asset 
Register.  
 
The use of postcode small area geographies permits the determination of early years 
yields by new build dwelling at Units Only and Type distinction although, to date, 
much of this work has been suspended with prioritisation of the mainstream yields 
study. Further work is required to determine whether bed size and tenure distinctions 
can be determined dependent on the proposed DfE methodology once it is released. 
These assessments will be also be useful in the longer term for the accurate location 
of localised early years services and childcare provision. The process broadly follows 
that outlined below, applied to the 2002 annual development cohort. 
 
11.1 Determination of coterminous postcodes 
 
Development postcode buffers contain the postcodes associated with a specific 
permission and those which occur in a 200m range of the boundary. In creating 
permission specific buffers, postcode layers were superimposed over the 
development boundaries, where a postcode polygon intersected/overlay a boundary, 
or was within 200m, then the postcode was extracted. The relevant PPREF was 
assigned to each postcode for all developments in each annual cohort. To determine 
whether postcodes were wholly coterminous within development sites a combination 
of Codepoint Polygons and AddressBase Premium records were applied.  
 
Using both datasets a postcode was deemed coterminous with a development site if 
it contained residential addresses (determined using BLPU classes within 
AddressBase Premium) which fell within the site boundary but no residential 
dwellings beyond the site.       
defined using Codepoint Polygons) which overlaps a development may go beyond 
the development significantly,  but if there are no other residential dwellings aside 
from the ones within the site then it can be inferred that all addresses with such 
postcodes are attributable solely to that development site. Reference should be 
made to Section 7.1 which outlines the four possible scenarios when determining 
coterminous postcodes using this methodology.  
 
Figure 9 below displays an example development specific map for a permission 
within the 2002_2003 annual cohort, the buffer postcodes within a 200m radius of 
the site are indicated. The coterminus postcode cohort for each development is a 
subgroup of the buffer postcodes. The coterminus postcodes determined for each 
development can be aggregated to form a larger, more statistically robust, cohort for 
all sites included within a specific annual cohort. Coterminus postcodes were more 
often associated with the larger development sites >=30 dwellings in size, this 
occurred as, on average, a postcode contains 30 households, or delivery points. 
Small development sites are therefore most often part of a postcode area as 
opposed to wholly contained within the site, the exception occurring when the 
development is close to 30 dwellings in size or, where a postcode area is redrawn by 
Royal Mail.  
 
 



 

 
 

11.2 Example of GP and mainstream coterminous postcodes data analysis  
 
The analysis of GP, and mainstream School Census, coterminus postcodes data 
sets to estimate yields per 100 dwellings, by units only and type, is as outlined within 
Section 12. The matching of School Census sector counts to individual dwelling 
permits the extraction of per annum sector counts by postcode. GP registrations data 
sets are already at postcode level and counts by year group can be cross referenced 
to included coterminus postcodes.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 9. A development within the 2002_2003 annual cohort with the postcode 
overlays displayed and the 200m buffer zone shown. The coterminus postcode 
cohort for each development is a subgroup of the buffer postcodes.  
 



 

 
 

In total 27 developments were included within the 2002_2003 annual cohort for 
larger sites >=30 dwellings in size. These permissions contained 2,317 dwellings of 
which the unique addresses were contained within 83 postcodes areas. Nine of the 
developments contained no coterminus postcodes at all whilst the remaining 18 
permissions had 97.5% to 100% of their included dwellings contained in such areas. 
In total 16 developments had 100% of their dwellings contained within coterminus 
postcode areas. Overall 1,599 (69%) of the dwellings built were finally contained 
within 52 coterminus postcode areas in consideration of Units Only. In consideration 
of dwelling Type, it was observed that 456 flats were contained in 13 coterminus 
postcodes wherein all units were flats, this represented 50.7% of the total 915 flats 
included within this annual cohort. Of the 1,402 houses associated with the overall 
cohort 730 were included in 28 coterminus postcodes wherein the sole dwelling type 
was houses, this represented 52.1% of the total houses count.  
 
The proportional representation of coterminus postcode cohorts at dwelling units and 
dwelling type distinction was observed, in this instance, to be robust at 69%, 50.7% 
and 52.1% respectively. Where coterminus postcode included dwelling count 
representations, relative to the overall annual cohort sizes, are high then they can be 
used to undertake robust assessments of:  

• How the overall cohort would be expected to behave at Units Only and 
dwelling Type distinctions for normalised yield per 100 dwellings rates for 
Early Years cohorts using GP Registrations datasets; 

• Provide an estimate of mainstream yields within the years 2002 to 2006 
based on postcode level data as individual pupil address information was not 
required by the DfE, within the School Census returns, until 2007 onwards. 

 
Figure 10 displays a comparison of normalised primary mainstream yields estimated 
from houses only within the 2002_2003 annual cohort coterminus postcode cohort (n 
= 730), in comparison to 2007 onwards from the whole cohort individual dwelling 
address (n = 1,402). It can be observed that the co-terminus postcode data provides 
a robust measure of yields which would have been observed from the overall houses 
cohort if individual dwelling address had been included in the School Census returns 
2002 through to 2006.  
 
However, there is likely to be a limitation to this position in that the initial years 
associated with coterminus postcode normalised yields per 100 dwellings rates 
might be an under-representation of that which occurs in the overall cohort. This 
results from application of different trajectory annual dwelling count applied as the 
denominator in calculating such rates. Whilst SMART Herts data sets permit the 
determination of annual completions associated with each permission, or in 
aggregate for an overall cohort, disaggregation to postcode level is not possible. In 
calculating the normalised coterminus postcode rates the overall dwelling count 
associated with such postcodes is applied. It is likely that not all dwellings within a 
postcode, and certainly not all postcodes, would have been completed in an annual 
period until the overall development, or annual cohort, trajectory is fully completed.  
 



Figure 10. The mainstream primary yield per 100 dwellings for Houses Only 
from the 2002_2003 annual cohort based on (1) Estimates from the 730 houses 
within the 28 coterminus postcode areas 2002 to 2019 and, (2) All 1,402 houses 
from 2007 to 2019. 

This increases the size of the denominator applied to aggregate coterminus 
postcode analysis resulting in smaller yield rates than would otherwise be realised if 
postcode level trajectory completions data were available. This will not be of 
relevance following the point where it is determined that the trajectory has 
completed, either for a single development under consideration or, for an overall 
annual cohort. This was investigated further using the PYS trial datasets to 
determine the extent of possible limitations to the method applied. 

In total 4,557 dwellings were contained in the 41 developments included within the 
PYS trial, of these dwellings 3,215 or 70.6% were determined to be contained in 
coterminus postcodes. Overall 945 flats were contained in a coterminus postcode 
wherein this was the sole dwelling type which represented 44.6% of the trial 2,117 
included flats cohort. Some 835 houses were contained in a coterminus postcode 
wherein this was the sole dwelling type which represented 34.2% of the trial 2,440 
houses cohort. Figure 11 provides a contrast between mainstream primary Houses 
            
postcodes only. In this consideration the 2009 start year provides individual dwelling 
School Census data from commencement (it being later than 2007) and permits 
comparison to postcode level analysis.  



Figure 11. Comparison between the PYS All Houses (n = 2,440) normalised 
primary mainstream yield per 100 dwellings to that estimated using 
coterminus postcode data (houses only n = 835). 

Figure 12. Age 0 to <3 years estimated yield per 100 dwellings (Units Only, 
Houses Only, Flats Only) using the coterminus postcode method applied to 
the PYS trial cohort of 41 developments. 

Between 2010 and 2013 it can be observed that there are substantial differences in 
normalised primary yields between all houses in the cohort and those contained in 
only coterminus postcodes despite that latter being a large sample size. From 2014 
whilst there are some differences in yields, they are broadly comparable, as is the 
rate of accumulation, and therefore a reliable estimate. It was determined that 
coterminus postcode yields generally only reflect that of the overall cohort when 



 

 
 

approximately >85% of the total trajectory has been completed. At such a point 
differences in trajectory dwelling counts, applied as denominators, in coterminus 
postcodes versus that overall is relatively low. This was consistent with Units Only 
and Type distinctions level of analysis considered to date. Observed yields prior to 
this point should be considered indicative only.  
 
Overall this is not of significance unless subsequent yield analysis of cohorts, 
particularly in the early years indicates peak yields several years prior to, or before 
85%, overall trajectory completion. GP Registrations data sets were applied to the 
PYS trial coterminus postcode cohort to determine if this would be a limiting factor 
and Figure 12 displays the results at Units Only, Houses Only and, Flats Only. It can 
be observed that Age 0 to <3 years cohorts tend to approach peak at circa 90% of 
completion of the cohort trajectory (Units Only trajectory displayed in Figure 12). 
Values at, or around peak, were approximated for circa 3 years prior to starting the 
transition to LTA.   
 
It is likely that Early Years cohort normalised yield rates at this point would be 
reliable estimates of the overall dwelling cohort given that most of the trajectory has 
completed. However, the above is without consideration of development typology 
and further work will be undertaken once this metric can be considered.  
Where it is identified that the number of dwellings, at Units Only or in Type 
distinctions, within coterminus postcodes is small relative to the respective total 
number of dwellings included in the annual cohort then estimates may not be robust. 
Comparison between mainstream coterminus postcode rates over the relevant 
period, to current time, against that derived from the overall annual cohort, will be 
undertaken to provide supporting evidence for closeness of match. Small population 
statistical sample size calculations may also be applied to determine confidence 
interval and confidence level associated with included coterminus postcode cohort 
sizes versus the overall annual cohort size. Such determinations would be applied at 
Units Only and Type levels of analysis.  
 
It should be noted that the information presented herein relates to Gross Yields only 
with no account for local moves such as that required in order to determine net 
yields. Calculation of net yields will not be possible with GP Registrations aggregate 
postcode counts by year group as no previous and current dwelling address is 
provided from which this can be determined. At best, net yields within the Early 
Years can be estimated by applying observed local move rates from the mainstream 
sector as a proxy estimate.  
 
12.0 Merging GIS/SMART Herts and school census data sets 
 
GP Registrations and Births data sets are excluded, at current time, from compilation 
with the overall datasets derived from the PYS. This exclusion occurs as the former 
are specifically postcode area-based statistics which do not align well with UPRN 
based record merges and, in the latter case, this is very much an emerging position 
and the bulk of births data outside of the trial have yet to be sourced via Public 
Health. Data sets from GIS/SMART Herts and the School Census were merged to 
create five principle master files: (1) Master Development Cohort (2) Summary 
Address Outputs (3) Master Address (4) Trajectory (5) School Census UPRN 
Counts. These five files permitted not only the collation of development specific 



 

 
 

information in a standard format for each annual cohort but also for all cohorts 2002 
through to 2020 in entirety.   
 
12.1 Master development cohort  
 
This principally involved the merging of data as outlined in Section 6.2 and 6.3 using 
unique permission ID to create a singular row of data, in Excel, specific to 
developments included within the PYS or, for an annual cohort, and to which GIS 
permission specific dwelling counts by type were added. This singular row of 
planning system data per development contained the following fields:  

• Report Year  the annual cohort year to which the permission related. 
• LAD  Local Authority District Name. 
• LAD CD - Local Authority District Code (Office for National Statistics). 
• PPREF  Unique Planning Permission Reference. 
• Unique Site Ref  The PPREF prefixed with the LAD CD. 
• Address  the site address as recorded in the system capped at 250 

characters. 
• Description  a description of the site as recorded in the system capped at 

250 characters. 
• PDL  Previously Developed Land flag (Yes/No). 
• Gross Comp in Period  the number of gross dwelling completions in the 

report year. 
• Loss in Year  the number of dwelling losses in the report year. 
• Net Comp in Period  the number of net dwelling completions in the report 

year. 
• Total Proposed Gain Check  a formula to check the number of gross 

dwellings permitted in the overall permissions files versus the sum of the 
residential completions associated across one or more years for the 
development.  

• Total Gross Completions  the sum of the gross residential completions 
observed for each specific development across one or more years specific to 
the PPREF.  

• Match  Yes/No error function to determine whether the total proposed gain 
check equals the total gross residential completions data.  

• C2 Development from SMART Herts Report  Yes/No flag as to whether a 
development was identified as C2 from the specific SMART Herts report. 

• C4 Development from SMART Herts Report  Yes/No flag as to whether a 
development was identified as C4 from the specific SMART Herts report. 

• C2 Development from Description  Yes/No flag as to whether a development 
was identified as C2 from the site-specific description field. 

• C4 Development from Description  Yes/No flag as to whether a development 
was identified as C4 from the site-specific description field. 

• Include/Exclude in cohort  Include/Exclude Flag wherein developments 
indicated as C2/C4 were excluded. 

• Reason Exclude  Notes field detailing the reason a site has been excluded 
for future reference. 

• Gross Completions in Year  The number of gross dwelling completions in the 
start year to which the development is assigned, and for each year onwards 



 

 
 

until development completion. This formed the basis of the Units Only 
trajectory.  

• Losses in Year  The number of dwellings losses in the start year to which the 
development is assigned, and for each year onwards until development 
completion. 

• Net Completions in Year  The number of net dwelling completions in the start 
year (Gross Completions in Year  Losses in Year) to which the development 
is assigned, and for each year onwards until development completion.  

• Actual number of dwellings  The number of dwellings associated with the 
specific development polygon, as per residential characteristic inclusion 
criteria, as determined by GIS analysis. 

• Variance in Count  The difference between the Total Proposed Gain to 
Actual number of dwellings from GIS. 

• Note on Variance  where variance in counts above is observed an indication 
of analysis as to why such variance may exist. 

• Final Number of Dwellings  The final total number of dwellings built for the 
permission in consideration of the included data sets.  

• ResLine Provider  The provider type for the development, or part of 
development to which the size_type data row relates. For example, Private, 
Housing Association, Local Authority, Unknown. 

• Dwelling Type  House, Bungalow, Flat/Apartment/Maisonette. 
• ResLine Tenure Type  Tenure of dwellings within the row of dwelling type 

data. 
• Overall Units  Number of dwelling units associated with the tenure, dwelling 

type and provider row of the dwellings for all/part of the relevant permission. 
• 1 Bed Units  Count of 1-bed dwelling units. 
• 2 Bed Units  Count of 2-bed dwelling units. 
• 3 Bed Units  Count of 3-bed dwelling units. 
• 4+ Bed Units  Count of 4+ bed dwelling units. 
• Overall Houses  Number of the overall number of houses completed. 
• 1 Bed Houses  Count of 1-bed Houses. 
• 2 Bed Houses  Count of 2-bed Houses. 
• 3 Bed Houses  Count of 3-bed Houses. 
• 4+ Bed Houses  Count of 4+ Houses. 
• Overall Flats  Number of the overall number of Flats completed. 
• 1 Bed Flats  Count of 1-bed Flats. 
• 2 Bed Flats  Count of 2-bed Flats. 
• 3 Bed Flats  Count of 3-bed Flats. 
• 4+ Bed Flats  Count of 4+ Flats. 
• ADPremium Class No: Flats  The count of residential classifications of 

          
polygon. 

• ADPremium Class No: Houses  The count of residential classifications of 
         
specific polygon. 

• ADPremium Class No: Total  The total count of residential classifications of 
       om AddressBase Premium 
for the specific polygon. 



 

 
 

• Check ADP Total Flats to Permissions Completions  A flag check of whether 
the SMART Herts size_type permissions data for Flats type matched that of 
AddressBase Premium. 

• Check ADP Total Houses to Permissions Completions  A flag check of 
whether the SMART Herts size_type permissions data for Houses type 
matched that of AddressBase Premium. 

• Check ADP Total to Total Permissions Completions  A flag check of whether 
the SMART Herts size_type permissions data for Houses & Flats type 
matched that of AddressBase Premium. 

• Development Mix  The proportional representation of Flats and Houses to 
the overall proposal specific mix. 

• Dominant Type  The dominant dwelling type associated with the permission 
with the bands of >=60% Flats = FLATS, >=40% <=60% Flats = MIXED, 
>=40% <=60% Houses = MIXED and, >=60% Houses = HOUSES.  

 
Where any flag check returned an error then further investigations were conducted to 
resolve discrepancies.  
 
12.2 Summary address outputs  
 
A single row of data per permission which summarises the information determined 
from GIS analysis of each development polygon using AddressBase Premium. The 
following fields were included: 

• PPREF - Unique Planning Permission Reference. 
• Total Dwellings - Based on the total number of UPRNs located to a polygon. 
• Address Known  A count of dwellings for which the DPA, PAO or SAO was 

known  where a difference occurred to Total Dwellings then this was flagged 
for further investigation. 

• Count Flats  A count of UPRNs wherein the residential classification was of 
type Flats: This data was linked into Section 11.1 above.  

• Count Houses - A count of UPRNs wherein the residential classification was 
of type Houses sub-divided into Detached, Semi-detached, Terraced: This 
aggregate count was linked into Section 11.1 above. 

• Other/Unknown  A count of UPRNs wherein the residential classification was 
RD (Residential Dwelling) but for which the specific classification for 
Flats/Houses was unknown.  

• CHECK  A check that the count of flats and houses matched that of the total 
dwellings determined for the specific site polygon. 

• No: Flats & No: Houses  The aggregate count of the number of flats and 
houses as determined from AddressBase Premium. 

• Development Mix The proportional representation of Flats and Houses to the 
overall polygon specific type mix: This proportion was linked into Section 11.1 
above.  

• Dominant Type - The dominant dwelling type associated with the permission 
with the bands of >=60% Flats = FLATS, >=40% <=60% Flats = MIXED, 
>=40% <=60% Houses = MIXED and, >=60% Houses = HOUSES: This was 
linked into Section 11.1 above.  



 

 
 

• Status: A flag check as to whether the sub-parts of the data file equated to the 
total dwellings observed for a specific site polygon based on AddressBase 
Premium residential classification UPRN counts.  

 
Where any flag check returned an error then further investigations were conducted to 
resolve discrepancies. 
 
12.3 Master address file  
 
This file contains the individual unit addresses by UPRN determined using GIS 
analysis of AddressBase Premium for each specific and unique development based 
on the supplied polygon, fields included were: 

• Year  the annual cohort year to which the permission related. 
• LAD - Local Authority District Name. 
• PPREF  Unique Planning Permission Reference. 
• UPRN  Unique Property Reference Number. 
• Parent UPRN  The unique Parent UPRN assigned to the UPRN e.g. a block 

of flats would contain many unique UPRNs but all would assigned to an 
overall parent UPRN associated with the block.  

• SubBuilding  An included AddressBase Premium address descriptor.  
• BuildingName - An included AddressBase Premium address descriptor. 
• BuildingNumber - An included AddressBase Premium address descriptor. 
• Thoroughfare - An included AddressBase Premium address descriptor. 
• PostTown - An included AddressBase Premium address descriptor. 
• Postcode - An included AddressBase Premium address descriptor. 
• PC_No_Space  The above postcode but with any spaces removed in order 

to create a specific string.  
• AddressConcatenate  A concatenated address produced in standard format 

using the supplied AddressBase Premium address fields.  
• UPRN for Matching  The UPRN associated with each unique dwelling and 

replicated adjacent to the AddressConcatenate field.  
• Classification  The residential dwelling classification code. 
• ClassScheme - AddressBase Premium Classification Scheme. 
• ClassDescription  Self Contained Flat, Detached, Semi-Detached, Terraced. 
• PrimaryDescription  Residential. 
• SecondaryDescription  Dwelling. 
• TertiaryDescription  Self Contained Flat, Detached, Semi-Detached, 

Terraced. 
• DwellingClassificationType   -contained (includes maisonette 

    -
    

• AggregateType         
• NOTE  Any additional information relating to the specific unique address.  

 
12.4 Trajectory 
 
Trajectory at Units Only was derived from overall number of gross completions 
associated with each permission, over time, resulting from SMART Herts residential 



 

 
 

completions data sets as presented in Section 11.1 above. The Units Only data was 
replicated into a separate, standard format, file with the following fields: 

• PPREF - Unique Planning Permission Reference. 
• Completions Year 1  The year 2002. 
• Completions Year 2  The year 2003 
• Completions Year X  Each subsequent year to current period.  

 
Where a permission did not commence producing residential completions until a 
year after 2002 then each subsequent year, to assigned development reporting start 
year, had a value of N/A returned. For each subsequent year following permission 
completion then a value of N/A was returned. For each year which contained counts 
then such data related to the residential completions reported in that year only. This 
process was repeated for Flats Only and Houses Only as separate tables using 
size_type permissions files previously sourced from SMART Herts. This enabled the 
establishment of annual dwelling completions data sets for each permission at Units 
Only, House Only and, Flats Only levels of detail. Checks were made between 
annual aggregate Houses Only and Flats Only counts in comparison to the Units 
Only counts for that year to ensure unity. 
 
Following collation of the annual completions counts for each level of detail, 
cumulative completions trajectories were produced in a standard format file 
equivalent to the above. Where a permission did not commence producing 
residential completions until a year after 2002 then each subsequent year, to 
assigned development reporting start year, had a value of N/A returned. Inclusion 
year completions data, i.e. year 1, replicated the values within the annual 
completions file. Year 2 counts were the annual completions counts plus the 
completions in the previous year.  
 
For each subsequent year following development completion then the overall 
number of completions associated with the permission was returned to current 
period. This was equivalent to the value returned in the final year of the specific 
residential dwelling completions associated with the permission. The Units Only, 
Flats Only and, Houses Only cumulative completions trajectories would be applied to 
calculate relevant normalised yield rates per 100 dwellings over the longitudinal 
return of School Census record counts, matched by UPRN to new build completions, 
and aggregated to PPREF. 
  
12.5 School census UPRN counts 
 
Section 8.2 provides the method applied in determining School Census mainstream 
and special school pupil counts by N2, Primary, Secondary and, Post-16 to Unique 
Property Reference Number. The Master Address file (Section 11.3) was replicated 
into a separate file for N2, Primary, Secondary and, Post-16, this provided for each 
sector a master list of individual addresses assigned to the annual cohort included 
permissions. The included UPRN within the new build master address file was linked 
to each year of School Census cleansed addresses UPRN and per annum counts 
specific to each sector returned to the relevant file. This permitted the tracking of 
School Census pupil counts by each sector longitudinally for each specific dwelling 
included in the study. Pivot table analysis would permit the aggregation of counts, 
longitudinally, by either unique permission reference or annual cohort overall. 



 

 
 

Associated metrics would be dwelling type, bed size and tenure either individually or 
in any combination thereof.  
 
13.0 Analysing gross and net yields 
 
The analysis of PYS based data sets was based on Units Only, Houses Only and, 
Flats Only as distinct entities for mainstream and special school normalised yields 
per 100 dwellings (N2, Primary, Secondary and Post-16) from new build 
developments. The current method applied relates to Gross Yields only, no discount 
for localised moves can be applied at this point in order to calculate Net Yields (see 
Section 12.2). Whilst SMART Herts datasets has enabled the determination of bed 
size and tenure for approximately 25% of the overall cohort, dominantly in the small 
development cohorts, HCC is dependent, at current point, on the future publication of 
the DfE methodology to ascertain such information for the remainder of the 
permissions.  
 
Currently these metrics are excluded from analysis except in consideration of the 
overall bed size and tenure associated with both individual permissions and for 
annual cohorts in entirety. Normalised yields per 100 dwellings were also examined 
by emerging Typology classification. The two principle data sources applied in the 
analysis were Section 11.4 (Trajectory) and Section 11.5 (School Census UPRN 
Counts). The School Census UPRN Counts were subject to pivot table analysis to 
produce longitudinal aggregate counts by permission reference for each education 
sector separately, and by Units Only, Houses Only and, Flats Only (Table 4).  
 
Table 4. An example of a Units Only listing of PPREF and the longitudinal sum 
of primary mainstream pupil counts observed for each permission.  

Primary Mainstream Pupil Counts 
PPREF 201

1 
201

2 
201
3 

201
4 

201
5 

201
6 

201
7 

201
8 

201
9 

202
0 

05/1382/FUL 0 6 23 33 42 51 50 53 46 45 
07/01398/FULM 0 8 24 31 39 43 45 43 43 46 
08/00485/RM 16 32 40 59 79 97 110 111 113 116 
08/00746/FULM 0 0 6 12 14 16 20 20 22 23 
09/00445/FULM 0 0 5 7 8 14 16 15 16 16 
09/02366/1 0 0 0 5 6 12 14 13 14 14 
09/0701/FUL 0 7 13 19 24 26 26 21 18 14 
10/00469/FPM 0 0 0 15 19 38 52 69 61 58 
10/00470/FPM 0 0 0 0 7 13 22 21 32 34 
10/00472/1 0 0 0 7 9 12 13 16 16 14 
10/01066/1 0 0 6 14 14 17 22 26 24 24 
3/09/1061/FP 0 30 38 49 54 53 63 71 76 77 
           

 
The sum of the counts, for each permission, in each year relates directly to the 
number of children of National Curriculum Year Group (NCYG) in that education 
           
are not cumulative additions rolled forward year on year. The total of each annual 



 

 
 

column provides an overall sum of the number of pupils observed, in the new build 
dwellings included within the cohort, per annum.  
 
The cumulative trajectory provides the count of dwellings within a permission form 
start date (inclusion year) to current point in time (Table 5), these are dwelling counts 
from which the pupil counts within Table 4 are observed to arise. Note that in 
examining Houses Only or Flats Only that the inclusion year (start point) may not 
have any dwelling counts in some permissions, this occurs where the houses, or 
flats, commenced construction at a point after the other dwelling type. The total of 
each annual column provides an overall sum of the number of cumulative 
completions observed, within the cohort, per annum. 
 
Table 5. An example of the PYS trial Units Only cumulative dwelling completions 
over time by permission reference number (PPREF).  

Cumulative Dwelling Completions 
PPREF 2012 2013 2014 2015 2016 2017 2018 2019 2020 
05/1382/FUL 130 130 130 130 130 130 130 130 130 
07/01398/FUL
M 

129 129 129 129 129 129 129 129 129 

08/00485/RM 250 254 280 370 386 386 386 386 386 
08/00746/FUL
M 

62 62 62 62 62 62 62 62 62 

09/00445/FUL
M 

71 71 71 71 71 71 71 71 71 

09/02366/1 
 

32 32 32 32 32 32 32 32 
09/0701/FUL 51 51 51 51 51 51 51 51 51 
10/00469/FPM 18 100 100 100 100 100 100 100 100 
10/00470/FPM 

 
17 86 88 88 88 88 88 88 

10/00472/1 12 38 38 38 38 38 38 38 38 
10/01066/1 59 59 59 59 59 59 59 59 59 
13/0603/AOD 

 
24 98 99 99 99 99 99 99 

13/1117/AOD 
 

50 95 123 126 126 126 126 126 
3/09/1061/FP 119 147 147 147 147 147 147 147 147 
          

 
For each permission dividing the annual count of mainstream pupils, for the relevant 
sector, by the cumulative number of dwelling completions (by type where relevant) 
and multiplying by 100 determines the normalised yield gross yield rate. For 
example, in 2020 the number of primary pupils residing in dwellings within PPREF 
05/1382/FUL was 45 whilst the cumulative number of dwelling completions was 130. 
The normalised yield calculation proceeds as (45/130) * 100 = 34.6 mainstream 
primary pupils per 100 dwellings. An overall development cohort normalised gross 
yield is similarly calculated but replacing specific permission counts with overall 
annual development sums. For example, Figure 13 displays the accumulation of 
normalised mainstream primary pupils in the 2,440 houses included within the PYS 



trial study using this method. The same principles apply when undertaking analysis 
of Typology data. 

Figure 13. The accumulation of normalised mainstream pupil rates per 100 
dwellings for the 2,440 houses included in the PYS trial study. 

HCC has applied two calculation methods: the arithmetic mean and the weighted 
average. 

13.1.1 The arithmetic means yield ad the weighted average yield

The average is a measure of central tendency, it is single value which represents the 
middle point in a data series such that 50% of the observations are above and 50% 
below. The Department for Education has indicated within its provisional 
documentation that summary yields across developments should be expressed as 
an average. However, to date no further information has been issued with respect to 
which average is considered the most appropriate. The following presents the two 
methods currently applied by HCC.

The average currently being applied by the authority is the arithmetic mean yield 
observed across all developments in an annual cohort, this utilises the normalised 
yield per 100 dwellings. It can be expressed as:

Wherein is the average development yield per 100 dwellings for all 
developments,            i,i, is the count 
        i and, is the number of developments 
included in the cohort. 



 

 
 

The following example calculation includes three developments for simplicity, 
developments A, B and C contain 200, 300 and 500 dwellings respectively with a 
current observed yield of 150, 200 and 350 primary age pupils, the average 
development yield (  ) per 100 dwellings can be calculated as:  
 

 

 

 

 

 
 

 
The arithmetic mean development yield is therefore 70.3 mainstream primary pupils 
per 100 dwellings. In calculating the arithmetic mean yield equal weight is given to 
each development such that the smallest development of 200 dwellings has the 
same weight as the largest at 500 dwellings. In the above example the single 
dwelling yields from each development are reasonably close at 0.75, 0.66 and 0.70 
respectively.  
 
However, for smaller developments, the situation does exist wherein the included 
number of dwellings at a higher level of granularity, such as dwelling type analysis, 
will be small whilst the observed pupil count may be high. For example, consider 
development D for 20 dwellings wherein 15 are flats and 5 are houses. The 
development is included in the analysis as, at Units Only, the total number of 
dwellings is >10. Of the 15 flats 2 are Social Rented and 13 Open Market whilst for 
the houses 2 are Open Market and 3 Social Rented. It was observed that the flats 
gave rise to 6 primary mainstream pupils whilst the houses had 9 pupils. At Units 
Only the single dwelling yield is calculated as 15/20 = 0.75 or 75 per 100 dwellings, 
the arithmetic mean yield including developments A, B and C is therefore calculated 
as: 
 

 

 

 
 

 
The arithmetic mean yield has increased slightly to 71.5 per 100 dwellings. The 
following example considers Houses Only, for this dwelling type the observed single 
dwelling yields from developments A, B and, C are as observed previously at 0.75, 



 

 
 

0.66 and 0.70 respectively. The single dwelling yield for development D is 9 pupils/5 
dwellings = 9/5 = 1.8, the arithmetic mean is calculated as: 
 

 

 

 
 

 
The arithmetic mean across all developments has increased to 97.8 per 100 
dwellings, the average has risen by 26.3 per 100 dwellings or a relative increase of 
39.1% (27.5/70.3), where the houses single dwelling yield is identical to the Units 
Only single dwelling yield.  
 
Development D had a small number of 5 dwellings which were houses although the 
single dwelling yield is high at 1.8 due to the tenure. The contribution of development 
D to the total 1,020 Units Only dwellings (200 + 300 + 500 + 20 = 1,020) is very 
small at 2.0%, if developments A, B and C were formed of 50% houses then the 
contribution of development D, at 5 houses, would be even smaller at <1%. 
However, inclusion of development D in calculating the arithmetic mean has resulted 
in the development average yield increasing to 97.8 per 100 dwellings, a 39.1% rise. 
It can be observed that the arithmetic mean is substantially affected by extreme 
values, this can occur to either increase or decrease the arithmetic mean of an 
annual cohort and it            
point will balance one another.  
 
The median is less affected by extreme or outlier values however this would only be 
the case where there was an equivalent number of developments >=30 dwellings as 
those in the >=10 to <30 dwellings cohort (where extreme values tend to be 
observed). Observations of the extended PYS have however indicated that the latter 
category is at least twice the size of the former and therefore it is likely that the 
median will also be impacted.  
 
An average calculation which considers each developments size relative to the total 
number of dwellings, commonly referred to as its weight, could result in a more 
accurate measure. This is termed the weighted average, the weight (Wi) given to any 
one development is the ratio of the number of dwellings ( ) in that development 
divided by the total number of dwellings in all developments (Tdw). This is expressed 
as: 

 

The weights for developments A, B and C, in the above example, are therefore:  

 

 

 



 

 
 

 
As the weights are calculated relative to the total number of developments then they 
will sum to 1 (0.2 + 0.3 + 0.5 = 1.0). The weight for each development is used as a 
multiplier for the single dwelling yield, , the resulting values are summed in order 

to determine the weighted average pupil yield (PYw). The calculation proceeds as 
follows: 
 

 

 

 

 

 
 
The mainstream primary weighted average single dwelling yield is 0.70 or 70 per 100 
dwellings.  
 
It can be proven that this equals the simpler calculation of the total number of pupils 
divided by the total number of dwellings, 700/1000 = 0.70 or, 70 per 100 dwellings. In 
the calculations above each development pupil count is divided by the number of 
dwellings, the result is multiplied by the number of dwellings in that development 
divided by the total number of dwellings, for development A this can be expressed as: 
 

 

 
This reduces to:  
 

 

 
However, /  = 1 and can therefore be removed, for development A the residual 
is: 

 

 
Repeating the process for developments B and C then: 
 

 

 
 
Wherein Tdw is a common denominator, such that: 
 

 

 



 

 
 

Given that the total pupil count, cpTOTAL, is the sum of  then:  

 

 
The division of the total pupil count by the total number of dwellings is a Point 
Estimate (PE) of pupil yield, multiplied by 100 it is the point estimate yield per 100 
dwellings. It can however be observed herein that this is the same as the weighted 
average yield when considering the proportional representation of each 
developments number of dwellings relevant to the total number of dwellings in the 
whole cohort.  The weighted average yield of 70 per 100 dwellings in the example is 
marginally less than the 70.3 per 100 dwellings calculated by the arithmetic mean 
yield of the developments.  
 
Incorporating development D into the calculation determines (700 + 15) / (1,000 + 20) 
= 715 / 1,020 = 0.701 or 70.1 per 100 dwellings. This can be checked using the longer 
form of the equation: 
 

 

 

 

 

 
 or 70.1 per 100 dwellings. 

 
Including the fourth development, D, into the weighted average, results in a calculated 
value of 70.1 per 100 dwellings. Including the considerably smaller development of 20 
dwellings has increased the weighted average yield by 0.1 per 100 dwellings.  
It can be observed that the weighted average has benefits over the arithmetic mean 
in determining the development average yield: it permits the inclusion of small 
developments wherein yield per 100 dwelling rates may be many times that 
observed for larger developments whilst not being excessively affected by possible 
outliers. It is acknowledged in literature that the arithmetic mean is the most widely 
understood measure of average wherein it is intuitively understood that it is the 
centre point of a data set.  
 
HCC investigated whether a hybrid equation could be derived which includes 
elements of both the arithmetic mean and the weighted average. Such an equation 
would account for both the sum of the pupil counts, the contribution of each 
developments number of dwellings to the total dwellings included and, the number of 
developments included within the study. However, the hybrid approach is equally 
affected as that of the arithmetic mean when small developments calculated yields 
per 100 dwellings are disproportionately high. This occurs due to the very small ratio 
of the number of dwellings in developments like these relative to the total number of 
dwellings overall. The choice of arithmetic mean or weighted average will be 
dependent on DfE recommended methodology, currently HCC applies the more 
commonly accepted arithmetic mean.  



 

 
 

 
13.2 Calculating net yields 
 
The Study will consider whether it is appropriate to apply some form of discount to 
gross yields to account for localised moves which are suggested to not increase 
pressure on local school capacity. This will be the case for both Open Market and 
Affordable Rented dwellings, with a possible exception being where it can be 
evidenced that older dwelling stock locally vacated homes are backfilled by families 
with children whom go on to take up a local school place thereby exacerbating 
demand. The spatial extent of such areas is still under investigation and the authority 
cannot apply such methods to discount gross yields until further information is 
forthcoming.   
 
13.3 Statistical tests for normality 
 
Where an average value from a study is applied then it is only an accurate 
representation of the centre point where the distribution matches, or approximates, 
that of a normal distribution. The Jarque-      
increasing robustness, which can be applied to determine whether the observed 
distribution from PYS results are within bounds of the normal distribution. The former 
tests for skewness and kurtosis and, is generally considered as very effective. The 
   wness, kurtosis and centrality and is considered more of a 
powerful omnibus. The Jarque-Bera is a goodness-of-fit statistical test for whether 
data have the skewness and kurtosis which matches that of a normal distribution. It 
is calculated as: 
 

 

 
Wherein x is each observation,  is the mean of all observations, n is the sample 
size, s is the standard deviation, k3 is skewness and, k4 is the kurtosis. The 
skewness, k3, is calculated as: 

 

 
The kurtosis, k4, is calculated as: 
 

 

 
As this is a statistical test a hypothesis, ho, needs to be established. In this instance 
the hypothesis, ho, is that there was no statistically significant difference in the PYS 
distribution to that arising from a normal distribution. The reverse, or null hypothesis, 
hn, is that there was a statistically significant difference in the observed distribution 
and that arising from a normal distribution. The calculated Jarque-Bera statistic was 
compared to the Chi-Squared distribution table to determine the critical value at a 
              
variables of interest and therefore there were two degrees of freedom (df). 
 



 

 
 

 ino test is based on the D statistic which provides an upper and lower 
critical value and is calculated as: 
 

  And  

 
Wherein D is the test statistic, SS is the sum of squares of the data, n is the sample 
size and, i is the order or rank of observation x. The degrees of freedom (df) for this 
test is the sample size n (thereby df = n). The data must be ordered from smallest to 
largest, or vice versa, prior to commencing the test. Within the PYS trial   =  = 

 = 21, therefore  which equated to 6021.4 and substituted in the 

equation. The test statistic D was therefore calculated as:  
 

  or; 

 

 

 
As this is a statistical test a hypothesis, ho, was established. In this instance the 
hypothesis, ho, is that there was no statistically significant difference in the observed 
PYS distribution to that arising from a normal distribution. The reverse, or null 
hypothesis, hn, is that there was a statistically significant difference in the observed 
distribution and that arising from a normal distribution. If the calculated value of D fell 
within the critical range then ho was accepted, otherwise ho was rejected and hn 
accepted.  
 
13.4 SEND yields 
 
The number of children whom are resident in the authority, attend an in-county 
special school and, have been UPRN matched to a new build dwelling is relatively 
small. Normalised yield rates per permission by education sector are therefore quite 
variable and do not lend themselves well to determination of average yield via 
arithmetic mean across an annual cohort. The determination of average yield 
normalised yields by education sector follows a slightly different approach to that of 
mainstream yields. In this instance the weighted average yield is determined per 
annum based on an entire annual cohort i.e. it utilises the overall count of pupils and 
the overall cumulative number of dwelling completions in that year. The arithmetic 
mean yield is then taken across all years since cohort trajectory completion to 
current year.  
 
Following discussion with the DfE the authority has identified further work required in 
this area. Recent advice received is that those children whom attend SEND bases in 
mainstream schools should also be included within this cohort and HCC is moving to 
source this data from the January School Census returns and UPRN match to the 
new build dwellings. It is likely that such included counts will be small, and it will be 
more resource efficient to process this element once all annual cohorts have been 
joined into master lists 2002 through to 2020. However, this will be reviewed once a 
trial has been completed.  
 



 

 
 

13.5 Public accessibility of results 
 
        of time, to release permission, annual cohort 
and typology level results (where relevant by dwelling type, bed size and tenure) 
from the longitudinal PYS where such results satisfy the requirements of Statistical 
Disclosure Controls. This ensures that methodology, results and conclusions drawn 
are within the public domain with relevant consideration of possible statutory 
restrictions on the release of such data. It is likely that the vehicle for access to such 
information would be via Herts Insight6 which is already a repository of information 
and statistics about Hertfordshire across a wide number of defined and bespoke 
service geographies. This platform would also permit the integration of PYS data 
sets with overlays of small area statistics already held and the possible creation of 
profile reports.  
 
14.0 Calculating long term average (LTA) mainstream yields  
 
The LTA is the overall yield that a development would be expected to attain once 
enough time has passed post-peak and reflects the wider housing stock yields, it is 
             
census based All Household yields was suggested to not take account of inter-
census period changes to overall dwelling stock numbers nor changes in the 
demographic profile of the authority area. HCC investigated methodologies by which 
these metrics could be updated, the first is based on official ONS population 
estimates/projections whilst the second is sample based.  
 
14.1 Applying official population estimates to calculate the LTA 
 
Within the consultation response reference was made to application of ONS Sub-
National Population Projections (SNPP) cohort and SMART Herts sourced dwelling 
stock counts rolled forward from the 2011 census to current period. SNPP are counts 
for the population as a whole and not just mainstream pupils, a sector relevant 
countywide mainstream uptake rate would therefore need to be applied prior to 
calculating yield per 100 dwellings. The benefit of the SNPP is that an official 
projected primary age cohort can be applied for current point in time whereas the 
ONS Mid-Year Estimates are normally 12 to 18 months behind current time. An 
alternative approach is to use the most recent January School Census return refined 
for in-authority resident children counts. 
  
14.2 Updating dwellings units only LTA values 
  
The most recent year SNPP projection for the relevant year, or ONS Mid-Year 
Estimate, can be used to determine an overall sector count by relevant age band. 
For example, the 2019 ONS MYE determines a primary age cohort within 
Hertfordshire of 112,190 children. Data from spatial planning estimates that as at 
2019 there were 495,335 dwellings, the Units Only primary LTA value therefore 
becomes 112,190/495,335 = 22.6 per 100 dwellings. However, this relates to all 
children of primary age and adjustment must be made to account for mainstream 
schools only. The current mainstream Hertfordshire resident only uptake by the 

 
6 https://www.hertfordshire.gov.uk/microsites/herts-insight/home.aspx 



 

 
 

primary age population was determined as 87.1%, this was the average of three 
methods, multiplying the yield per 100 dwelling rates by this percentage determines 
an updated LTA mainstream only rate. The calculation proceeds as: 22.6 * 0.871 = 
19.72 per 100 dwellings. The same principles can be applied to determine updated 
secondary and Post-16 rates.  
 
         
important distinction between the number of primary age children whom attend an 
authority mainstream setting and those whom are resident in the authority itself. The 
January School Census return can be used to determine cohorts of mainstream 
children based on the same inclusion query structures as applied within the PYS. It 
can be observed from Figure 14 that the total take-up rate, i.e. a count of all primary 
age children in authority mainstream schools, is consistently 3 percentage points 
higher than that when considering Hertfordshire resident children only. The 
determination of in-authority residence can be made using the pupil home postcode 
in conjunction with ONS NSPL data files.  
 
Figure 14. The percentage of Hertfordshire mainstream primary age cohorts 
relative to the relevant ONS Mid-Year Estimates of Primary age within the 
authority.  
 
 

 
Within Figure 14 the y-axis starts at 83% as opposed to zero and trends in variance 
in up-take are subsequently exaggerated. Mainstream primary resident only uptake 
rates decreased from around 89% of the overall primary age population in 2011 to 
86% in 2016. Since this point uptake has increased to 87%. In order to account for 
variability an average of three methods was taken: (1) most recent 3-year average 
weighted uptake; (2) average of percentage over period 2011 to 2019 and; (3) 
overall count of mainstream resident pupils 2011 to 2019 divided by the ONS MYE 
2011 to 2019 aggregate mainstream primary age population. In practice little 



 

 
 

variation exists in either method with 2019 uptake values of 86.97%, 87.15% and, 
87.10% respectively.  
 
The application of ONS MYE or ONS SNPP data sets requires use of authority 
School Census data sets for calculating mainstream resident specific take-up rates. 
It can be observed that a simpler method is to solely apply the School Census data 
sets to a current estimate of dwelling stock. For example, the 2019 January School 
Census indicates that there are 100,058 primary age pupils attending mainstream 
schools in Hertfordshire. Of these 2,347 were out of county, or not successfully 
geolocated to authority postcodes. The resulting authority resident mainstream 
primary age cohort was 97,711 pupils. Data from spatial planning estimates that as 
at 2019 there were 495,335 dwellings, the Units Only primary mainstream LTA value 
therefore becomes 97,711/495,335 = 19.73 per 100 dwellings.  
 
There is a negligible 0.01 per 100 dwelling difference to that calculated using the 
ONS MYE data. In both instances there is a decrease from that observed from the 
2011 Census at 20.8 per 100 dwellings for overall primary cohorts. However, 
considering primary uptake in 2011 at 89% then the census based mainstream 
resident LTA would have been 20.8 * 0.89 = 18.5 per 100 dwellings, this update 
effectively increases the development permanent provision costs by 1.2 pupils per 
100 dwellings (19.7  18.5). A benefit of ONS official population estimates, such as 
the SNPP or Mid-Year Estimates (MYE) is that they can also be applied to update 
other age group LTA dwelling unit values whilst School Census data sets are 
relevant for ages 4 to 18 years only (excluding further education colleges at Post-16 
for which the authority does not hold data). 
 
Whilst the authority has uptake rates, over time, readily available by mainstream 
sector there remains a more substantial barrier to applying official population 
estimates. This method would be limited to dwelling units only as the SNPP does not 
provide population projections arising from specific dwelling types. Application of 
official population estimates would therefore, at face value, be an unsuitable method 
for LTA calculation of Houses Only and Flats Only rates. Either a divergent approach 
to dwelling units only versus dwelling type would need to be applied or consideration 
given to alternative methods of calculation which incorporates both elements.  
 
14.3 Dwelling type LTA census output area based values  
 
Hertfordshire County Council is segmented into 3,516 census outputs areas (OAs), it 
is likely that a proportion of these would consist solely of houses and some solely 
flats. Identification of OAs that are of a singular dwelling type permits the allocation 
of census-based household by bed size counts and, overall household counts. 
Where OAs consist wholly of unshared households then the household count is in 
effect the dwelling count. Extraction of current AddressBase Premium residential 
dwellings for these OAs, and aggregated counts of dwellings in comparison to 
census estimates, would determine those which have not been subject to 
development since 2011 and the bed size distribution is most likely as reported at 
that time.  
 
Where such OAs are identified then the most recent ONS Mid-Year Estimates (MYE) 
to census output area could be cross referenced and aggregated, this is not 



 

 
 

applicable to the ONS SNPP for which District is the lowest geography. This 
determines most recent ONS based population estimates of areas consisting of 
solely houses and flats for which the dwelling count and aggregate bed size are 
known. Multiplying the mainstream ONS MYE population count by county-wide 
uptake rate determines an estimate of mainstream sector yield.  
 
Ralph (2011) indicates that where the number of aggregate OAs is >=6 then the 
errors associated with population estimates are likely to be less than that which 
occurs from small area record swapping applied by the ONS under Statistical 
Disclosure Control (SDC) measures. Whilst OAs are relatively small in terms of 
households contained there is a minimum threshold of 40 households, a target of 
125 households and an upper limit of 250 households (Figure 15). Where the 
aggregate OA count exceeds the target rate of 750 households (6 * 125) and 1,872 
persons (312 * 6) then estimates are indicated by the ONS to be robust.  
 

 
Figure 15. The Office for National Statistics Lower, Target and Upper 
population and household counts by census geography (Source: Office for 
National Statistics).  
 
Alternatively, as above, mainstream sector counts for the aggregate OAs can be 
derived from the most recent January School Census either geolocated to point in 
polygon or through assignment using the ONS NSPL. Division of the most recent 
population estimates, from either source, by the known number of dwellings by 
specific type in theory permits the calculation of an updated LTA yield rate related to 
a specific bed size mix. The match between 2011 census dwelling count and current 
AddressBase Premium dwelling counts ensures that no development has occurred 
in the OAs since the census such that new build would be excluded. The approach in 
detail can be observed as: 

• The 3,516 total 2011 Census Output Areas were listed, and census data 
matched to the following fields: Total Dwellings, Total Houses, Total Flats  
sub-groups required for each were counts of 1 bed, 2, bed, 3 bed and 4+ bed 
        
the OAs as separate fields.  

• Census table KS401EW or QS418EW provides a total count of dwellings by 
OA and total count of Unshared dwellings (the difference between the two 



 

 
 

being a total count of Shared dwellings). Note that dwelling counts excludes 
caravans/temporary structures. Within this table are also OA aggregate 
counts of Household Spaces by Accommodation Type  Houses, Flats and 
caravans/temporary structures  no bed size data is available from these 
tables and these Household Space counts are for all Household Spaces and 
not just those with one or more usual resident. The count of Households 
Spaces will therefore match the OA Total Dwelling count where there are no 
Shared Dwellings and there are no Caravans/temporary structures.  

• Census Table QS411EW       
           
Accommodation Type is not an included field. These were cross referenced to 
the OA list.  

• From this master list OAs were identified wherein the 2011 census indicates 
100% Houses or 100% Flats (unshared dwellings), this cohort was further 
refined by excluding those OAs where counts of communal establishments or 
shared dwellings existed. 

• The refined cohort was passed to GIS whom extracted the AddressBase 
Premium residential dwelling addresses and dwelling type characteristic 
(House or Flat) for each census area. Counts of AddressBase Premium 
addresses by dwelling type for each OA determined those OAs where 
development had occurred subsequent to the 2011 census, these were 
excluded from further analysis.   

• The resulting OA cohort was matched to the ONS MYE 2018 most recent OA 
level population estimates release which enabled calculation of Units Only, 
Houses Only and Flats Only population sector yield per 100 dwellings for a 
known aggregate bed size distribution.  

 
Applying the above criteria (Houses only in this example) there are 196 of the 3,516 
Hertfordshire OAs where the Total Dwelling Count = Total Unshared Dwellings 
Count = Household Spaces for Accommodation Type_Houses Count. Census Table 
QS411EW (also LC4405         
            
included field. However, the above process determined a 196 OA cohort wherein all 
the dwellings and unshared household spaces relate to the Accommodation Type - 
Houses. QS411EW provides bed size data directly applicable to the identified 
dwelling type of Houses. This is only true where the sum of the OA Household 
Spaces Bed Size data (QS411EW) matches that of the Total Household Spaces 
from Table KS401EW. Recall that QS411EW relates to bed size counts of 
Household Spaces where there are one or more usual residents only. KS401EW 
reports the total number of Household Spaces irrespective of whether there is a 
usual resident present.  
 
At this point consideration needs to be given to the ONS MYE and what data they 
contain. ONS MYE are estimates of the usually resident population of a defined 
geography as at 30th June each year. The Household Spaces counts by bed size 
(QS411EW) relate to households with one or more usual residents. Where OA 
based aggregate counts between QS411EW and KS401EW differ then this occurs 
when either the household space is occupied by a household which does not match 
the inclusion criteria of usual resident or, the property is vacant. Application of OA 
observed aggregate counts in a yield per single dwelling calculation wherein the 



 

 
 

population estimate is irrespective of vacant dwellings and is for the usually resident 
population only therefore meets criteria between both data sets. However, it could be 
              
household spaces continued to be vacant or occupied by a household that did not 
meet the inclusion criteria for usual resident.  
 
Overall, the above issues can be considered moot if the 196 OA cohort for Houses 
Only has an overall Household Spaces count (KS411EW) which is sufficiently close 
to the overall Household Spaces by Bed Size counts from QS411EW for the overall 
bed size mix to be considered representative. The Total Houses Only Household 
Spaces (and by inclusion criteria dwelling type of Houses Only) identified in this 
cohort was 24,408 (KS401EW) and there are no shared dwellings or 
caravans/temporary structures in any OA. QS411EW determined 23,971 Household 
spaces with 312 1-Bed (1.3%), 2,974 2-Bed (12.4%), 11,248 3-Bed (46.9%) and 
9,437 (39.4%) 4+ Bed.  
 
The difference in the 196 aggregated OA counts for Household Spaces  Houses 
Only between the data sets was 437 or 1.8% relative to the total observed in 
KS401EW. The converse of this is that 98.2% of the Houses Only bed size 
household spaces data set was included in QS411EW. The overall bed size mix can 
therefore be considered representative of the overall Houses Only dwellings.  
If it is assumed that the occurrence of household spaces not meeting the inclusion 
criteria for QS411EW (vacant or not a usual resident household) is equally 
distributed across the bed size range then estimates of the actual bed size counts 
can be determined by multiplying each cohort by 1.018 (101.8%). However it is more 
likely that the differences would be proportional to the observed bed size distributed 
 a count of 11,248 3-Bed households spaces in houses would experience a greater 
number of occurrences of non-inclusion criteria (vacant/not a usual resident 
household) by virtue of the size of the cohort in comparison to the overall 312 1-Bed 
houses. Overall there are three determinations of the Houses Only overall Bed Size 
mix from the census data: 

• Apply the bed size mix as observed from available Household Spaces with 1 
or more usual residents. 

• Examine the overall percentage difference in counts between KS401EW and 
QS411EW for the identified OAs and assume that the percentage difference 
is relevant to each bed size 

• Examine the count difference between KS401EW and QS411EW and 
proportion this difference between the bed sizes dependent on the 
contribution of the bed size cohort to the total overall.  

 
In practice, the observed overall difference of 437 dwellings is sufficiently small 
relative to the total 24,408 cohort that even where account is taken of differences the 
resulting estimated percentage bed size mix matches that of the original known data. 
Where differences are small then the original bed size mix from QS411EW is 
representative of the overall cohort derived from KS401EW. Applying the criteria, 
that a match in count is required between KS401EW Household Spaces  Houses 
and QS411EW Household Spaces with at least One Usual Resident, reduces the 
cohort from 196 to 43 OAs.  
 



 

 
 

Whilst the overall cohort sizes contained in the 43 OAs specified above is more than 
enough for a statistically robust sample this excludes GIS analysis to confirm that the 
total number of dwellings between the census date equals that of the most recently 
available GIS dwelling data set. Where totals equate then the census observed bed 
size mix is still relevant, the larger the OA cohort the smaller the errors in the 
estimates. Of the 43 OAs which matched between census data sets for Houses Only 
16 had an exact match to total dwellings, and of residential characteristics indicating 
a house dwelling type only, as determined by GIS. A further 13 OAs had a match 
within 1 dwelling count. The exact match OAs had an ONS MYE 2019 primary count 
              
combined count of 810 primary age children equates to a yield of 22.3 per 100 
houses.  
 
Applying the Units Only take up rate of 87.1% reduces this to 19.4 per 100 houses 
mainstream primary yield. The validity of applying a Units Only take up rate is 
however questionable, there exists the strong possibility that such rates would be 
higher from specific house type dwellings than that from flats. A similar approach can 
be taken for other demographic age bands, for example the ONS MYE 2019 
indicates a total population of 9,506 persons within the 29 OAs of solely house 
dwelling types. This equates to a yield of 2.6 persons per house from the included 
bed size distribution. Whilst the overall bed size mix is known in aggregate it is not 
possible to calculate at this point individual house bed size LTA yields.  
Additional difficulty is presented when considering Flats Only as none of the 3,516 
OAs within Hertfordshire are solely of this dwelling type. In considering the 
percentage contribution of flats to total dwelling stock there are only 19 OAs wherein 
the representation is >=95%. However, as this dwelling type cannot be considered in 
isolation via this method then it cannot be applied to determine LTA yield values with 
a degree of confidence that would likely satisfy requirements of Regulation 122. 
Consideration of a geography smaller than OA from which aggregate counts can be 
derived would likely solve this issue. The above process considers census output 
areas only as the ONS releases MYE to this geography. However, it is equally valid 
for application to smaller geographies such as postcode area data sets on condition 
that 2011 census exists for these areas or, it can be proven that included areas 
specifically exclude new build developments.  
 
14.4 Dwelling type LTA postcode-based values 
  
Postcode areas are specifically implemented for the delivery of post by Royal Mail, 
whilst they contain clusters of houses (on average 30 dwellings) the boundaries 
associated with them are somewhat arbitrary. Postcodes are regularly created and 
terminated and the ONS Geoportal provides quarterly updates via the ONSPD and 
ONS NSPL. It is the dwellings/households contained within a postcode area, and 
often its population weighted centroid, which is normally of relevance as opposed to 
exact spatial extent. Whilst official, or experimental, population estimates are not 
available for these areas proxy estimates can be created based on, for example, 
School Census or Electoral Register data sets.  
All postcodes within the ONS NSPL which are assigned to Hertfordshire were 
extracted into a new CSV. AddressBase Premium was used to obtain all UPRNs 
within Hertfordshire which have a Classification Code which was included in the 
PYS. The AddressBase Premium points contain the postcode of the UPRN within 



 

 
 

the schema. A join was made between the above AddressBase Premium points and 
the NSPL Hertfordshire postcodes based on the postcode fields, with those UPRNs 
which matched therefore attributed as belonging to Hertfordshire within the NSPL. 
This table was then exported for pivot table analysis and comparison of the postcode 
aggregate proportion of dwellings by Type made to overall Hertfordshire dwelling 
stock applying the same methodology. Only those postcodes wherein the residential 
characteristic enabled determination of dwelling type for all units within the area were 
included.  
 
In total 28,057 postcodes located within the boundary of Hertfordshire were initially 
included, in aggregate these postcodes contained 110,861 Flats and 386,744 
houses (total 497,605 dwelling units). Flats represented 22.3% of the cohort and 
houses 77.7%. It was observed that 19,744 postcodes were wholly populated by 
dwellings of House residential characteristic type and consisted of 299,341 units, this 
represented 77.4% of the total House type dwelling stock in the authority. In total 
3,085 postcodes solely contained 62,192 dwellings of Flats residential characteristic 
type which represented 56.1% of the total Flat type dwelling stock in the authority. 
Overall 81.4% of the postcodes within Hertfordshire were included within the study at 
this point, the postcodes contained 72.7% of the total dwelling stock.  
 
The refined cohort of 22,289 postcodes was cross referenced to 2011 census table 
LC1117EW for obtaining census-based household counts. LC1117EW is for Table 1 
postcode counts of 1 or more usual resident occupied household spaces as at 
census date 2011 and the related total household usually resident population7. It 
excludes Table 2 postcode level occupied households with 1 or more usual resident 
occupied household spaces and related population counts. These postcode areas 
straddle OA boundaries and are subsequently split with only overall count and 
percentage representation data presented. Both data sets exclude postcodes with 
unoccupied households or where there is no usual resident. As postcodes are 
included by GIS process only if they wholly contain residential dwellings which meet 
the inclusion criteria then communal establishments are excluded. 
 
In total 1,158 of the 22,829 postcodes had no match to LC1117EW and were either 
OA straddling postcodes or, postcodes with no usual residents or, occupied 
household spaces and/or are postcode areas created or terminated since 2011. 
These postcodes were excluded from further analysis. Of the remaining 21,671 
postcodes a cross check between the GIS dwelling counts to that of census table 
LC1117EW determined those areas within which development had not occurred8. 
This resulted in a final cohort of 12,954 postcodes of which 1,040 were wholly flatted 
and 11,914 wholly contained houses only.  
In relation to wholly flatted postcodes these areas contained 14,346 units whilst the 
wholly houses postcodes contained 158,368 units, total included dwelling count was 
172,714 units. The number of flats included for further analysis is 12.9% of total 
authority flatted units dwelling stock, 40.9% of all houses and, 34.7% of total units. 

 
7 LC1117EW is for total population only - no other census table appears to provide age breakdown by 
postcode - only postcode sectors or postcode districts. 
8 A natural extension of this would be to cross compare refined postcode lists for inclusion at Units Only 
and Type analysis to those postcodes observed from the PYS master address list 2002 to 2011. 
Postcodes should be removed wherein a match is observed as this indicates that new build occurred 
in the period 2002 to 2011.  



 

 
 

Using LC1117EW it was observed that the single dwelling total population yields as 
at 2011 were 1.72, 2.63 and 2.55 respectively for Flats Only, Houses Only and, Units 
Only. This methodology results in an included dwelling count by type of such size 
that sample-based confidence intervals are likely to be less than 0.2% (although 
possibly 0.5% when considering flats only). 
  
However, a limitation is that whilst dwelling Type yields can be determined this is not 
available for either bed size or tenure distinction. Once the DfE has provided 
guidance on how authorities can obtain individual dwelling bed size and tenure data 
then a natural extension of the postcode analysis will either be to: 

• Examine those postcodes of singular dwelling type and singular bed size9 or; 
• Examine individual dwelling level data of all postcodes by bed size and 

tenure.  
 
Due to resource constraints the authority has yet to proceed with postcode level 
analysis of mainstream sector yields from the 2020 January School Census by 
dwelling type.  
 
14.5 Sample based assessment of mainstream LTA yields 
 
The final alternative approach to the estimation of LTA mainstream pupil yields is to 
conduct a sample from existing dwelling stock. Figure 16 references recommended 
sample sizes based on the population proportion displaying the characteristic of 
interest. Whilst the LTA for dwelling units only indicates a percentage value of circa 
20 per 100 dwellings, or 20%, the PYS has demonstrated that houses can have a 
primary pupil yield up to, and in excess of 50 per 100 dwellings, or 50%. The 50% 
              
level of uncertainty and hence the sample size required at this mid-point is the 
largest. Whilst the industry standard is 95% +/- 5% it would be prudent to aim for 
95% +/- 2%, based on these criteria the table below indicates a sample size of 2,401 
dwellings would be required. 
 
However, experience indicates that some poor-quality School Census addresses will 
be impossible to geolocate to UPRN level and it was considered prudent, to retain 
confidence interval, that the sample size of 2,401 be increased by 10% to a total of 
2,641 dwellings. The following process was then undertaken:  

• All postcodes within the ONS NSPL (2019) which are assigned to 
Hertfordshire were extracted into a new CSV. AddressBase Premium was 
used to obtain all UPRNs within Hertfordshire which had a Classification Code 
which was included in the PYS. The AddressBase Premium points contained 
the postcode of the UPRN within the schema. A join was made between the 
AddressBase Premium points and the NSPL Hertfordshire postcodes based 
on the postcode fields, with those UPRNs which matched therefore attributed 
as belonging to Hertfordshire within the NSPL (2018). This table was then 
exported for pivot table analysis10. 

 
9 This would be dependent on the determination of a sufficient dwelling count by dwelling type and bed size in 

order to have a low sample confidence interval such that results are both meaningful and applicable in 

application to modelling.  
10 Note: OS CodePoint-Polygon cannot be used singularly as the source to identify the UPRN postcodes as flats 

are more likely to be found within Vertical Streets inside the Code-Point Polygon dataset which are unlikely to 



 

 
 

 
 

Figure 16. Required sample size based on the percentage representation of the 
characteristic of interest, level of precision and, confidence interval (Source: 
National Audit Office – Statistical & Technical Team – A practical Guide to 
Sampling).  
 

• Fields included within the sample extract were UPRN, AddressBase Premium 
Residential Characteristics for Dwelling Type and, the relevant address fields: 
ParentUPRN, UDPRN, SubBuilding, BuildingName, BuildingNumber, 
Thoroughfare, PostTown and Postcode. The provided address was based on 
the Delivery Point Address, which is the most spatially accurate, where the 
DPA was missing then the PAO/SAO was provided. Each address was 
flagged to indicate whether it was DPA/PAO based. Pivot table analysis of the 
proportion of Houses and Flats in the sample was undertaken and compared 
to the latest known overall dwelling stock dwelling Type data  this was to 
ensure that the sample was representative of all dwellings overall.  

• A concatenate address for each dwelling, based on the same criteria as 
applied in the PYS master address files, was created. Addresses were 
removed where it was determined as new build via either, for example the 
address supplied was SAO and began with a plot reference e.g. Plot 67, 
Glebe Street, or cross comparison to the PYS cohort determined it as such.  

• Based on the address postcodes from the sample, relevant mainstream and 
special school pupil records were extracted from the most recent January 
School Census return. The pupil cohort was included on the same selection 
criteria as for inclusion within the PYS. Extract fields included the UPN as a 

 
be as accurate as the AddressBase Premium dataset. Using this method only not all the NSPL Hertfordshire 

postcodes would be successfully merged to the OS Codepoint Polygon layer, resulting in less postcodes being 

identified within Hertfordshire. Given unsuccessfully matched postcodes (which are contained within the 

Vertical Streets dataset) tend to contain flats, this would result in a smaller number of flats than expected. The 

expanded methodology applied resulted in 302 additional postcodes being included which were predominantly 

flatted areas.  



unique identifier, National Curriculum Year Group and, all relevant address 
fields. An additional flag was provided to determine whether the record was 
    

• Pupil address records were cleansed and matched to UPRN. The dwelling 
sample and pupil records were then cross referenced based on UPRN and 
mainstream/special school counts allocated to each dwelling where matches 
occurred. An aggregate Units Only, Houses Only, Flats Only yield per 100 
dwellings LTA for N2, Primary, Secondary, Post-16 and Special School 
cohorts was calculated. 

Figure 17. The location of randomly selected dwellings (n = 2,641) within the 
boundary of the authority based on the applied method. 

Table 6. Sample derived LTA mainstream sector yields per 100 dwellings at 
Units Only, House Only and, Flats Only (2019).

Dwellings N2N2 PRIMARY SECONDARY POST 1616
UNITS ONLY 2525 3636 472 303 7171

Yield per 100Yield per 100 1.4 18.7 12.0 2.8
HOUSES 1954 3030 425 286 6969

Yield per 100Yield per 100 1.5 21.8 14.6 3.5
FLATS 571 6 4747 1717 2

Yield per 100Yield per 100 1.1 8.2 3.0 0.4



 

 
 

 
GIS determined that of the overall dwelling stock in the authority 77.7% were houses 
and 22.3% flats, the sample type mix was 77.6% houses and 22.4% flats and was 
considered representative of the wider population. Figure 17 displays the scatter of 
randomly selected dwellings within the boundary of the authority. However, of the 
2,641 sample dwellings 7 were removed from the cohort as being identified as new 
build and a further 109 dwellings removed as the residential dwelling characteristic 
       as available. The resulting cohort size 
was 2,525 dwellings. Matching to the January School Census data sets 2019 
determined the LTA point estimates shown in Table 6. 
 
As a sense check the Units Only sample observed point estimate 2019 mainstream 
LTA uptake was 18.7, this is 1 per 100 dwellings less than that determined using the 
overall authority resident mainstream primary pupil counts and the estimated total 
number of dwelling units. However, whilst the sample based dwelling units only yield 
was observed to be 18.7 per 100 dwellings the true population mean will be + 2% 
and therefore within the range 16.7 to 20.7 per 100 dwellings at primary. This 
encompasses the 19.7 per 100 dwellings determined previously from the overall 
population and is suggestive that the true population mean may lie toward the upper 
end of the range.  
 
The sample determined secondary age yield per 100 dwellings (Units Only) was 12.0 
(range 10 to 14), this compares to the overall population 60,688 mainstream 
secondary age pupils / 495,335 dwelling 2019 = 12.3 per 100 dwellings. In all 
mainstream sectors the LTA yield per 100 dwellings associated with Houses was 
higher than that for Flats although the differences were observably less for N2 
cohorts. For primary, secondary and Post-16 cohorts the differences between LTA 
values between houses and flats were generally a factor of 3, 5 and 9.  
 
Differences in yield are likely to have occurred due to variance in bed size mix, at 
Units Only between the sample and that observed applying official population 
estimates and overall dwelling stock numbers. Currently bed size data to specific 
dwelling is unknown and the authority is dependent upon DfE clarification of national 
approach in conjunction with the OS in order to resolve this issue. It is a further 
complication that this process is specific to the education sector only, there are other 
contributions sought from developers which require different demographic counts, 
such as overall population for libraries and waste disposal. Extension would 
therefore be required to determine availability of dwelling level data sets, such as the 
electoral role, which the authority can apply to robustly estimate these metrics. 
However, all variables resulting from sample would have a yield range within which 
the true population mean would lie.  
 
Narrowing of the yield range will require a substantially larger sample size than 
included herein. For example, a confidence interval of 1% requires a four-fold 
increase in sample size from circa 2,600 to 10,000 dwellings. Further increases, or 
boosting, of sample sizes may be required in order to attain the confidence interval 
when considering specific dwelling type and bed size counts e.g. 3-bed flats which 
are generally low in number within the authority. It was also observed that the 
preliminary dwelling cohort size of 2,600 dwellings was insufficient to reliably 



 

 
 

determine special school yields by sector. It is likely that this would be resolved 
through a larger dwelling cohort.  
 
14.6 Recommended LTA methodology 
 
The preceding examination has determined several methods by which LTA values 
can be annually updated, each have their strengths and weaknesses. They are all 
currently limited in relation to known dwelling bed size, in aggregate or individually, 
and for which the authority would be dependent on DfE recommendations to further 
resolve. Such information will be required in order to satisfy the requirements of 
Regulation 122. Once bed size and tenure data are available then it is apparent that 
the postcode method would have the greatest reliability and usefulness in updating 
LTA values for dwelling units and type-based analysis. In addition to having the 
smallest confidence intervals associated with LTA estimates the process also ties in 
well with the availability of postcode level GP registrations data sets for Early Years 
cohorts as applied within the DfE approved school place planning forecast. Further 
work is required on the suitability of electoral register data to create dwelling type 
specific adult cohort population estimates. This is likely to be a substantial piece of 
work and will require cross comparison to official population estimates such as the 
ONS MYE or SNPP to validate results within defined error bands.  
 
15.0 Determining the typology of developments identified within the pupil 

yield study 
 
Provisional DfE guidance indicates that examination of developments may determine 
variables which are similar such that permissions could be grouped into clusters of 
distinct characteristics which typify specific typologies. Distinct typologies could 
provide a more accurate assessment of development average yield for application to 
the estimation of likely mainstream yield at the Local Plan stage with consideration of 
Regulation 122.  
 
Determining the typology of specific developments included within the annual 
cohorts of the Pupil Yield Study is an emerging methodology currently being trialed 
with three annual cohorts. The process is dependent upon three stages for larger 
proposals in the >=30 dwellings cohorts. Smaller developments in the >=30 
dwellings cohorts, and generally all developments in the >=10 to <30 dwellings 
cohorts, were dependent on stages 2 and 3 only. This occurred as smaller 
developments were generally not included in district local plans and no relevant data 
would thereby be included for Stage 1 assessment.  
 
The determination of development typology is independent of any observed pupil 
             
on local plan information and data as a proposal comes forward to planning 
application stage. Prior to conducting a typology assessment, maps specific to each 
development were produced by GIS and the location of the site, specific to the 
district within which it occurred, also identified. Whilst the method applied was to 
determine the typology of development retrospectively it should be noted that it could 
also be applied to sites in emerging Local Plans. This would provide an indication of 
the typology of forthcoming developments.   
 



 

 
 

15.1 Stage 1: The Local Plan 
 
The district within which larger sites, contained in an annual cohort, occurred was 
identified based on data already collated from the PYS master cohort data files. The 
annual cohort year of inclusion, for example 2009_2010, determines the year in 
which residential completions began to be produced by each development. This in 
turn provided an indication as to the Local Plan period within which each 
development might be found. Sites included within a Local Plan are those which 
have either been promoted by the District or identified within a    
can be included within Housing & Economic Land Area Availability (HELAA) or 
SHLAA documentation.  
 
Where developments were identified as being within this documentation then District 
produced data relevant to these proposals was applied in determining typology. This 
level of analysis not only provides information relating to a specific site but also 
contextual data with respect to other developments within the area which may have 
occurred in a similar time period. Where sites are part of a wider development 
strategy within a local area then a more accurate assessment of typology may result 
due to consideration of the broader picture. Some development specific data may 
also be more accurate than that held elsewhere, for example the proposed dwelling 
density (dwellings per hectare) and the site area which, spatially, would be highly 
accurate. 
 
15.2 Stage 2: Key characteristics 
 
Key characteristics for each development are recorded without reference to pupil 
yield outputs, data items include: 

• Number of dwelling units (note that number of dwelling units by type and bed 
size is unlikely to available at this stage, this would be included in Stage 3). 

• Previous land use, of which historical plans (which show the parcel of land), 
individual planning applications and, Google images (to 2008) can form part of 
the assessment. There is also a Previously Developed Land (PDL) flag within 
the PYS data sets.  

• ONS Rural Urban Classification (RUC) determined based on assigning the 
development postcode areas to Census Output Areas using the ONS National 
Statistics Postcode Locator (NSPL), these are then looked-up against the OA 
based RUC.  

• Housing Density based on the development number of dwelling units divided 
by the polygon defined site area.  

• Build trajectory (provisional assessment of the likely average number of 
dwelling completions per annum). 

This information is used to indicate a provisional typology based on objective, pre-
construction stage data.  
 
15.3 Stage 3: Post-development retrospective data 
 
Information within Stage 3 is that derived from SMART Herts during the PYS 
development data gathering already undertaken prior to the typology process, the 
latter being the final step in the procedure. Variables determined were: 



 

 
 

• The development bed-size mix, particularly the balance/percentage of 3+ bed 
size dwellings relative to 1/2-bed size dwellings. 

• The dominant development dwelling type such as Houses/Flats/Mixed. Where 
a development is >60% Houses then the dominant type is Houses, where 
Flats are >60% then the dominant type is Flats, where the type mix is 
between 60%/40% or 40%/60% then the dominant type is Mixed.  

 
This information may have been available from LPAs at the local plan consultation 
stage in more general terms. The more specific information determined as a 
proposal came forward for development, as included within Stage 3, was used to 
check whether the provisional typology from Stage 2 should be amended. Following 
the three-stage assessment the final determined typology was recorded against the 
development unique reference code (PPREF) in conjunction with all data items from 
each stage. 
 
15.4 Emerging tier classifications 
 
Initial typology classification was derived from the PYS trial cohort. This provisional 
assessment resulted in the methodology applied herein and the emerging 
classification of developments as follows: 

• Tier 1, 1FE primary per 400 dwellings: These sites are typically greenfield 
sites with a dominance of houses (typically 80/20), a higher proportion of 3+ 
bed properties, and a higher proportion of detached or semi-detached. There 
tends to be a housing unit density of 22 to 40 per hectare (dph). 

• Tier 2, IFE primary per 500 dwellings: These sites are typically PDL with a mix 
of houses and flats, and a higher proportion of terraced, maisonettes or flats. 
There is generally a 50/50 Split between smaller (1 & 2-bed) and larger (3-
bed+) family homes and houses are most likely to be terraced. There tends to 
be a housing unit density of 40 to 60 per hectare (dph). 

• Tier 3, 1FE per 1,000 dwellings: These sites are typically PDL with a 
dominance of 1-2 bed properties and are solely flatted (or at least >75% of) 
developments. There tends to be a housing unit density of >=60 per hectare 
(75 to 100 is quite common). 

 
The assessment of developments within the overall PYS will provide more 
substantive evidence to support and further refine the initial classifications and 
structure.  
 
Spatial Planning do not use HELAA information but do classify permissions by their 
origin, where applicable, to SHLAA sites. Spatial Planning is currently in the process 
of collating and updating this information as an ongoing piece of work which will be 
completed at some point in the future. As PYS typology assessment work continues 
developments will be flagged if they have a SHLAA association, these records will 
then be cross matched to Spatial Planning datasets once their work is completed.   
 
16.0 Limitations of the PYS methodology 
 
There exist a few limitations in the methodology applied to determining mainstream 
and special school pupil yields from new build developments in the boundary of 
Hertfordshire County Council. The principle limitation relates to individual dwelling 



 

 
 

bed size & tenure data whilst others relate to the transition to LTA for all sectors and 
data availability for Post-16 cohorts.  
 
Whilst SMART Herts data sets have enabled the determination of overall type, bed 
size and tenure for each development it has not been possible to disaggregate to 
individual dwelling level in most instances. An exception to this was generally the 
smaller developments in the >=10 to <30 dwellings cohorts. Many of these smaller 
developments are of singular bed size and tenure and as such this could be cross 
referenced to the UPRN of the identified dwellings. In aggregate, it is estimated that 
25% of the 50,000+ dwellings included in the study currently have specific bed size 
and tenure data.  
 
The absence of individual dwelling bed size and tenure data does not prevent the 
determination of mainstream yield from an annual cohort of an overall known bed 
size and tenure mix, for either dwelling units only or by dwelling type. Such analysis 
is required by the DfE for determining likely average mainstream yields by 
development characteristics. However, it does cause substantial difficulties for 
modelling specific proposals, which may differ substantially to that observed from 
aggregate cohorts, as they come forward through the planning process.  
 
           
Stage then variance in yields from the norm will occur. For example, the trial PYS 
indicated an overall 17% contribution of Affordable Rented/Social Rented dwellings 
to the mix. Proposals currently coming forward within the authority may have a 40% 
representation of these tenures and as such yields would be anticipated to be 
        ed on a proposed 
type, bed size and tenure mix, using the Pupil Yield Study base data for a 
homogenous approach, is dependent on knowledge of individual bed size and tenure 
single dwelling average yields.  
 
Hertfordshire County Council has approached both the ONS Census Team (for 
dwellings current as at the 2011 census) and HMRC to request access to individual 
dwelling bed size and tenure data. However, initial requests have been declined. 
Discussion with senior analysts in the DfE indicated that it has had similar problems 
in obtaining this data to individual dwelling level. The DfE implemented a project with 
Ordnance Survey (OS) to resolve these issues but outcomes have yet to be shared.  
Similarly, HCC approached GeoPlace however it became apparent that this 
information is not recorded within Local Land and Property Gazetteers. Review of 
district held council tax registers also determined that this data was not recorded 
against individual dwelling data by council tax band. Following discussion with the 
Information Commissioners Office (ICO) the authority is likely to submit a Freedom 
of Information (FoI) request to HMRC. Whilst it is not expected that the response will 
differ substantially to that initially received it is a requirement of the FoI Act that 
HMRC provided a detailed response as to why the data cannot be released. The 
ICO can then review this response, against the statutory requirements of the 
authority, and make a judgement as to whether access should be granted.  
 
In relation to the transition to LTA the authority has generally observed that only 
those developments in the 2002 through to 2011 annual cohorts have attained peak 
at primary whilst, secondary peaks were only observed for developments in the 2002 



 

 
 

to 2006 cohorts. In the latter case these developments peaked some 14 to 16 years 
following completion. Whilst change from peak to commencement of transition to 
LTA can be observed in some of the early annual cohort no singular cohort, either at 
primary or secondary, has been observed to attain LTA. It is likely that at least a 
further four years of longitudinal study will be required to observed attainment of LTA 
values for the earliest cohort. Consequently, LTA values applied in modelling will be 
of a best-estima            
observation from the PYS. This will also directly affect Post-16 peak and LTA values.  
An additional factor relating to the Post-16 cohort is that the authority can currently 
only include mainstream school cohorts. HCC does not have access to data returns 
from Further Education Colleges, these institutions return direct to the DfE.  
 
. As a result of the current exclusion of this specific cohort then yields observed 
within the authority PYS at Post-16 will be less than the actual number of children 
resident in this age group. This will impact not only the accumulation of Post-16 
cohorts to peak but also the yields at, and time at, peak in conjunction with transition 
to, and attainment of, LTA.  
 
17.0 Provisional cohort sizes 
 
In total 1,190 developments >=10 dwellings in size containing 55,470 dwelling units 
were identified for possible inclusion in the Pupil Yield Study 2002 through to 2020. 
114 developments were identified for exclusion as either being C2/C4 or, a 
permission reference was determined to be part of a larger permission and 
subsequently concatenated (Table 7).  
 
Table 7. The combined >=10 to <30 and >=30 development cohorts per annum. 
Annual 
Cohort 

No: 
Devs 

No: 
Dwellings 

No: Devs 
Excluded 

No: 
Dwellings 
Excluded 

Devs in 
Cohort 

Dwellings 
in Cohort 

2002_2003 70 3,138 5 148 65 2,990 
2003_2004 35 1,901 4 152 31 1,749 
2004_2005 75 3,969 6 247 69 3,722 
2005_2006 73 3,400 8 258 65 3,142 
2006_2007 76 3,288 5 317 71 2,971 
2007_2008 85 2,804 2 32 83 2,772 
2008_2009 75 3,258 10 171 65 3,087 
2009_2010 53 3,472 2 68 51 3,404 
2010_2011 44 2,075 3 33 41 2,042 
2011_2012 62 3,241 6 225 56 3,016 
2012_2013 50 2,024 6 262 44 1,762 
2013_2014 46 1,628 6 206 40 1,422 
2014_2015 57 1,904 4 171 53 1,733 
2015_2016 72 3,580 6 231 66 3,349 
2016_2017 77 3,065 7 174 70 2,891 
2017_2018 71 3,032 8 221 63 2,811 
2018_2019 90 5,868 11 632 79 5,236 
2019_2020 79 3,823 15 443 64 3,380 



 

 
 

TOTAL 1,190 55,470 114 3,991 1,076 51,479 

 
It can be provisionally indicated that the PYS will therefore include 1,076 
developments containing 51,479 dwellings constructed within the boundary of the 
authority in the period 2002 to 2020. However, the most recent four annual cohorts 
have yet to be fully finalised either because: SMART Herts residential completions 
and size_type data sets 2020_2021 onwards will be required to complete the data 
sets or; there are complex sites for which estate files are being used to resolve. It is 
likely that the 2016_2017 and 2017_2018 developments will be fully resolved in 
forthcoming months whereas parts of the 2018_2019 and 2019_2020 may need to 
be reserved whilst most of their cohorts are processed.   
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Technical Appendix 3: Education (Mainstream Schools) 

1.0 Service Overview 

1.1 Hertfordshire County Council (the county council) is the local authority with 
statutory responsibility for education. The county council is subject to a 
number of statutory duties and responsibilities including: 
 
 Promoting high standards of education 
 Planning and commissioning school places in its local authority area 
 Extending diversity and choice 
 Co-ordinating admissions in the normal admissions round for all 

maintained and academy schools 
 Resourcing the shared maintenance, improvement to, and provision of, the 

built school environment, and securing value for money. 

1.2 The county council has a duty to secure sufficient school places in its area, 
ensuring that every child has access to a school place. The county council 
fulfils its planning responsibilities by: 
 
 forecasting and analysing short-term demand for school places in order to 

identify an appropriate balance between supply and demand  
 negotiating the right number of places on an annual basis, within a diverse 

 schools outside the county council  
 undertaking longer term strategic planning to ensure sufficient education 

infrastructure is identified within the local plan process to meet the longer-
term needs arising from proposed housing growth. 

1.3 As the county council has the statutory responsibility to ensure that there are 
sufficient school places available across the county, it remains the appropriate 
authority to assess the requirements for school place provision for any new 
housing developments, be a signatory to any S106 agreement and receive 
the appropriate contributions.  The county council has a duty to set out the 
requirements for any new school needed to serve a new or growing 
community in order that potential providers may express interest in running 
that school.  Where a Section 106 agreement provides the land and funding 
for a new school, the county council will usually procure the school building 
and then arrange any necessary leasehold transfer to the provider. 

1.4 Further information on school place planning is available at 
www.hertfordshire.gov.uk/schoolplaces  

2.0 Assessing need and calculating contributions 

2.1 Where there is insufficient capacity in existing local schools, or where demand 
is projected to exceed supply as a result of growth from new housing, the 
county council will seek planning obligations to mitigate the impact of 



development.  Developer contributions towards new school places should 
provide both funding for construction1 and land where applicable. 

Methodology 

2.2 The potential pupil yield arising from an individual development site is 
currently assessed using the Hertfordshire County Council Demographic 
Model2 (the Hertfordshire model or HDM), which projects the average number 
of children likely to emerge from different types, sizes and tenures of dwellings 
over time.  The modelled yields are calibrated against observed yields from 
recent new developments in Hertfordshire, which have been assessed as part 
of a detailed Pupil Yield Study3 (PYS).   

2.3 New housing tends to attract a greater proportion of young families, yielding 
higher pupil numbers particularly in the pre-school and primary age groups.  
The Hertfordshire model allows the pupil yield projection to change with time, 
as children grow older and age into different school phases and, in the longer 
term, the development starts to conform to an age structure in line with mature 
housing stock in the wider community.  The result is often a peak in demand 
in the medium term as, for example, pre-school children age into the primary 
phase.  The county council seeks contributions which reflect this change over 
time and recognise ovision may be needed to 
meet peaks in demand.   

2.4 Permanent per-place costs will be sought for places needed for a period of 
seven years or more at the primary phase and five years or more at the 
secondary phase.  Temporary per-place costs will be sought for places which 
would be required for less than seven years at primary, or less than five years 
at secondary.  Seven and five years represent the lifetime of one cohort at the 
primary and secondary phase respectively and provides a reasonable 
delineation between the requirement for permanent and temporary provision. 

2.5 In the following example, the projected average primary age pupil yield for a 
theoretical development is shown in the graph below.  

 

 
1 Construction costs include fit out, furniture and equipment and ICT, as well as any offsite costs which are 
necessary to deliver the project (e.g. highways works) 
2 A separate guide on the Hertfordshire Demographic Model is available on the website. 
3 More information regarding the PYS Emerging data based on 
observed yields from over 6,000 new dwellings has been used to calibrate the HDM.   



2.6 In this scenario, the county council would seek contributions to provide 
permanent places at approximately 1FE (1 form of entry, equivalent to 30 
additional places in each of year group), an average level of demand which is 
exceeded for seven years4.  Temporary costs would be sought to cover the 
average projected demand above 1FE. 

2.7 Department for Education (DfE) guidance5 confirms that Local Authorities 
should seek contributions to meet estimated peak yield from new housing. 
The county council believes that where additional places are needed across a 
sustained period and a number of year groups, it is inappropriate and 
impractical to attempt to provide them through temporary provision (which is 
usually made for a single year group per school).  Providing additional 
capacity over a number of years at a single school would be expected to 

schools) process6.  Such a process is invariably linked to providing high-
quality permanent accommodation rather than short-term temporary buildings, 
with the associated higher capital cost.  The approach outlined above enables 
the county council to deliver additional capacity to the estimated peak whilst 
acknowledging that some places may be required for a limited period due to 
the projected yield changing over time.    

Nursery and Post-16 Contributions 

2.8 The county council expects that all new primary schools will include nursery 
classes, while expansions of existing schools will, in most cases, also involve 
an increase in the number of nursery places.  Contributions towards nursery 
provision will be sought at permanent and temporary per-place rates to the 
same proportion of peak yield as is calculated for the development at the 
primary phase.  Contributions will only be sought where additional nursery 
provision is being provided as part of the mitigation project. 

2.9 Similarly, in Hertfordshire the vast majority of secondary schools offer post-16 
(sixth form) provision.  It is expected that new secondary schools will also 
offer post-16 education.  Contributions towards post-16 provision will be 
sought at permanent and temporary per-place rates to the same proportion of 
peak yield as is calculated for the development at the secondary phase.  
Contributions will only be sought where additional post-16 provision is 
expected to be provided as part of the mitigation project. 

Per-Place Cost Calculations 

2.10 Final contributions sought are derived from per-place costs. These are the 
number of temporary-place and permanent-place pupils projected by the 
model, multiplied by the national average costs published by the Department 
for Education in its local authority school place scorecards7, adjusted to allow 

 
4 Note: the graph shows average demand (i.e the average across all year groups).  Demand within a single year 
of entry in this example is likely to exceed 1FE for 10 years or more. 
5 DfE Securing Developer Contributions for Education  
6 DfE statutory guidance 

 
7 DfE school place scorecards are available at www.gov.uk/government/collections/school-places-scorecards 



for the sustainability standards set out in the updated DfE School Output 
Specification but which are not yet reflected in the scorecard values8.  The 
adjustment follows the current DfE approach to its basic need funding 
allocations to Local Authorities; the rate per place has been uplifted by 10%, 
based on its estimates of the costs associated with meeting improved 
sustainability standards for a typical school or college project, including 
considerations relating to buildings that are net zero carbon in operation and 
with additional climate resilience measures.  These costs will be reviewed and 
updated as appropriate 
schedule the department might adopt in future.  

2.11 Where the cost to deliver the project is expected to be in excess of the funds 
which would otherwise be achieved through the application of these charges, 
such as might be the case for projects with abnormal costs due to planning, 
highways or construction limitations (e.g. located on a flood plain, in 
conservation areas, or on constrained sites), or where the school place 
planning solution necessitates it, then the full cost of providing the identified 
project and/or purchasing additional land to do so may be sought from the 
developer.   

2.12 The county council will specify the date to which costs have been rebased 
(e.g. 1st quarter 2022) to allow future indexation against the Building Cost 
Information Service (BCIS) All-In Tender Price of Index (TPI) and BCIS 
Regional TPI. 

2.13 In some instances, an individual development may not be required to provide 
a whole new school to make it acceptable in planning terms but, land may be 
required to deliver a new school project. Funding for the remaining school site 
(proportionate land and build costs9) would be met by other developments 
coming forward in the local area.  The county council would expect such 
additional land to be designated specifically for education use within the local 
plan and made available for purchase by the local authority and allocated for 
educational use would usually have no prospect of achieving planning 
permission for any other uses and the county council would therefore expect 
to acquire it at a cost which reflected its intended use. 

2.14 Where there is a cost to the local authority to acquire land to deliver a scheme 
to provide additional places, the additional cost of purchasing the land will be 
added to the per-place construction contribution as calculated above.  A 
representative proportion of land costs will be added where multiple 
developments are being mitigated by a single additional place scheme. 

Indicative Education Contributions 

2.15 The following tables show indicative contributions for a new build project, by 
dwelling type, bed-size and tenure, which might be sought from typical sites 

 
8 reported projects between 2015/16 and 2017/18  
9 Build/construction costs include fit out, furniture and equipment and ICT. 



within each of the broad development types identified at the strategic local 
plan10 stage.   

2.16 Costs are weighted according to the relative pupil yield from the different 
types and sizes of dwelling11; a 3-bed house will, for example, produce more 
children on average than a 1-bed flat and therefore require a greater level of 
mitigation.  Similarly, most socially rented properties are expected to produce 
on average more children than the equivalent sized market12 value dwelling, 
with the exception of 1-bed properties.  The contributions sought from each 
type and size of property is therefore in line with the projected average pupil 
yield from it, which in turn dictates the number of additional school places 
which will be needed to mitigate a particular development.  

Indicative Cost Tables by Phase of Education 

Education: Nursery  

TIER  HOUSES    FLATS   

 1 bed 2 bed 3 bed 4+ 
bed 

1 bed 2 bed 3 bed 4+ 
bed 

 Market value housing and shared ownership (and other)12 

Tier 1 £400 £801 £1,335 £1,563 £439 £878 £834 £1,025 

Tier 2 £342 £684 £1,140 £1,335 £300 £601 £570 £701 

Tier 3 £422 £845 £1,408 £1,649 £301 £601 £571 £701 

 Affordable rent and social rent housing12 

Tier 1 £133 £2,059 £2,585 £4,022 £439 £2,750 £2,662 £3,082 

Tier 2 £114 £1,758 £2,208 £3,436 £300 £1,881 £1,821 £2,108 

Tier 3 £141 £2,172 £2,727 £4,244 £301 £1,882 £1,822 £2,110 

 

  

 
10 Further information regarding the tiered approach to strategic planning can be found in the Local Plan Engagement 
document. 
11 This weighting is based on the underlying HDM, with overall yields calibrated against observed yields from the emerging. 
PYS.  Average single-dwelling yield values (and therefore costs) will be reviewed and updated as part of the ongoing PYS. 
12 Market value housing and shared ownership is taken to include other categories of dwelling which act in substantially the 
same way with regard to pupil yield, with tenure characteristics similar to open market dwellings and dwellings provided for sale 
that offer a route to ownership for those who could not achieve home ownership through the market.   
Similarly, affordable rent and social rent housing is taken to include any future categories of affordable dwelling which might 
display the tenure characteristics of 100% rented, reflecting needs assessed dwellings for which the rent is set below local 
market rents. . 



Education: Primary  

TIER  HOUSES    FLATS   

 1 bed 2 bed 3 bed 4+ bed 1 bed 2 bed 3 bed 4+ bed 

 Market value housing and shared ownership (and other) 12 

Tier 1 £2,805 £5,529 £8,854 £10,917 £2,932 £6,726 £6,335 £7,244 

Tier 2 £2,696 £5,314 £8,510 £10,493 £1,650 £3,786 £3,566 £4,078 

Tier 3 £1,942 £3,828 £6,130 £7,558 £1,762 £4,042 £3,807 £4,353 

 Affordable rent and social rent housing12 

Tier 1 £897 £12,239 £17,311 £19,702 £2,760 £17,727 £16,636 £18,309 

Tier 2 £862 £11,763 £16,639 £18,937 £1,553 £9,979 £9,364 £10,306 

Tier 3 £621 £8,473 £11,985 £13,640 £1,658 £10,652 £9,996 £11,002 

  

Education: Secondary  

TIER  HOUSES    FLATS   

 1 bed 2 bed 3 bed 4+ bed 1 bed 2 bed 3 bed 4+ bed 

 Market value housing and shared ownership (and other) 12 

Tier 1 £2,581 £4,890 £7,867 £9,649 £2,627 £5,861 £5,402 £6,467 

Tier 2 £2,454 £4,650 £7,480 £9,174 £1,463 £3,263 £3,008 £3,601 

Tier 3 £1,750 £3,315 £5,333 £6,541 £1,546 £3,448 £3,178 £3,805 

 Affordable rent and social rent housing12 

Tier 1 £882 £11,193 £15,378 £16,801 £2,425 £16,123 £14,679 £15,997 

Tier 2 £839 £10,641 £14,620 £15,973 £1,350 £8,978 £8,173 £8,907 

Tier 3 £598 £7,587 £10,424 £11,388 £1,427 £9,486 £8,636 £9,412 

 

  



Education: Post-16  

TIER  HOUSES    FLATS   

 1 bed 2 bed 3 bed 4+ 
bed 

1 bed 2 bed 3 bed 4+ bed 

 Market value housing and shared ownership (and other) 12 

Tier 1 £630 £1,261 £2,059 £2,443 £722 £1,444 £1,345 £1,684 

Tier 2 £599 £1,199 £1,957 £2,322 £402 £804 £749 £938 

Tier 3 £427 £855 £1,395 £1,656 £425 £849 £791 £991 

 Affordable rent and social rent housing12 

Tier 1 £210 £3,091 £4,039 £4,893 £722 £4,305 £3,719 £4,458 

Tier 2 £200 £2,939 £3,840 £4,652 £402 £2,397 £2,071 £2,482 

Tier 3 £142 £2,095 £2,738 £3,317 £425 £2,533 £2,188 £2,623 

 

2.17 All costs shown above are as at 1Q2022. 

2.18 The illustrative tables above are included as a guide to help inform 
viability assessments and financial planning; the actual contribution for 
each development site will be calculated individually once a planning 
application has been made.  This ensures the amount sought is fair, 
proportional and aligned with the impact of the specific development.   Sites 
with differing housing mixes and trajectories will have different pupil yield 
projections and therefore contribution amounts.   

2.19 Both tables shown above relate only to construction costs and do not make 
any allowances for purchasing land.  Where additional land is required to 
allow the delivery of an education project, the cost (or the relevant proportion 
of the cost) of acquiring the land will be added to the pupil place-led costs 
illustrated in the tables above.  

2.20 The tables are based on the cost of providing a new school.  Contributions 
sought towards expansion of existing schools may be lower.  Conversely, 
where abnormal site features or design requirements for a particular project 
mean that the cost of mitigating development is higher than standard, the 
amount charged may increase proportionally.  
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Technical Appendix 4: Education  Special Schools and 
Specialist Provision 

1.0 Service overview 
 

1.1 The county council has a duty to promote high standards of education, fair 
access to education and a general duty to secure the sufficiency of school 
places. It must consider the need to secure provision for children with Special 
Educational Needs and Disabilities
representations about school provision. 
 

1.2 Special Educational Needs and Disabilities (SEND) 
 
A child or young person has SEN if they have a learning difficulty or disability 
which calls for special educational provision to be made for him or her. 
 
 A child or young person has a learning difficulty or disability if he or she: 
 

 Has a  significantly greater difficulty in learning than the majority of 
others of the same age, or 

 Has a disability which prevents or hinders him or her from making use 
of the facilities of a kind generally provided for others of the same age 
in mainstream schools or mainstream post 16 provisions 

 For children aged 2 or more, special educational provision is 
educational provision that is additional to or different from that made 
generally for other children or young people of the same age by 
mainstream schools, maintained nursery schools, mainstream post 16 
institutions or be relevant early years providers.  For a child under 2 
years of age, special educational provision means educational 
provision of any kind. 

         SEND Code of Practice (2015) 

1.3 There are four broad areas of SEND, although many children and young 
people have needs that cut across more than one of the following areas of 
need: 
 Communication and interaction  
 Cognition and Learning  
 Social, Emotional and Mental Health Difficulties 
 Sensory and/or physical needs  

 
1.4 Children in Hertfordshire with SEND have their needs met within a range of 

inclusive provision.  The majority of children will be accommodated within 
mainstream schools with additional support.  However, some children will 
need intensive support in a smaller environment and will be supported at 
specialist provision including for example specialist resource provision (SRP), 
Alternative Provision (AP), Education Support Centres (ESCs) and Primary 
Support Bases (PSBs).  Others will need a special school place. 
 



1.5 More information on our 
website at: www.hertfordshire.gov.uk/SEND  
 

2.0 Assessing need and calculating contributions 
 

2.1 Hertfordshire has developed a short-term forecasting methodology for special 
schools based on historical analysis of placements and demand.    Where it 
can be demonstrated that existing capacity is unable to mitigate the impact of 
development, the county council will seek to secure obligations to create 
additional provision, whether through the expansion of existing or the creation 
of new provision.   
 

2.2 Department for Education (DfE) guidance1 states that it is reasonable and fair 
to seek developer contributions for SEND provision in direct proportion to the 
needs arising from a housing development related to pupils requiring provision 
in a special school, a specialist provision in a mainstream school, an ESC or 
other alternative provision.   

2.3 The potential SEND pupil yield from an individual development site is 
assessed using a SEND education model, which projects the average number 
of children needing specialist provision that may emerge from different types 
of dwellings over time.  This provides an assessment of the planning 
obligations necessary to mitigate the impact of a development site.  The 
model is based on observed yields from recent new developments in 
Hertfordshire, which have been assessed as part of emerging data from a 
detailed Pupil Yield Study2 (PYS).   

2.4 The SEND education model does not include potential pupil yield from those 
SEND pupils who are accommodated within a mainstream school with 
additional support.  An allowance for these pupils is included in the pupil yield 
calculations for, and contributions sought towards, mainstream education. 

Per-Place Cost Calculations 

2.5 In line with DfE guidance, the cost of SEND specialist provision places are, for 
the majority of projects, four times the national average cost for the relevant 
phase (i.e. primary or secondary) published by the DfE in the local authority 
school place scorecards adjusted to allow for the sustainability standards set 
out in the updated DfE School Output Specification but which are not yet 
reflected in the scorecard values3.  The adjustment follows the current DfE 
approach to its basic need funding allocations to Local Authorities; the rate 
per place has been uplifted by 10%, based on its estimates of the costs 
associated with meeting improved sustainability standards for a typical school 
or college project, including considerations relating to buildings that are net 
zero carbon in operation and with additional climate resilience measures.  

 
1 DfE - Securing developer contributions for education (April 2019) 
2 Further information  
3 reported projects between 2015/16 and 2017/18  



annual data release, or whatever schedule the department might adopt in 
future.  

2.6 These per-place costs are combined with development-specific pupil 
projections from the model, to ensure that obligations sought are fair and 
reasonable, based on the number and type of units on an individual site.  
However, where it can be evidenced that the cost to deliver the project is in 
excess of funds to be achieved through the application of these charges (such 
as might be the case for projects with abnormal costs due to planning, 
highways or construction limitations), then the full cost of providing the new 
school or expanding the existing school and/or purchasing additional land to 
do so may be sought from the developer. 

2.7 The county council will specify the date to which costs have been rebased 
(e.g. 1st quarter 2022) to allow future indexation against the Building Cost 
Information Service (BCIS) All-In Tender Price of Index (TPI) and BCIS 
Regional TPI.   

Indicative Education Contributions 

2.8 The following tables show indicative contributions for a new build project, by 
dwelling type4, which might be sought from development sites.   

Indicative Cost Tables by Phase of Education 

SEND: Primary 

  HOUSES    FLATS   

 1 bed 2 bed 3 bed 4+bed 1 bed 2 bed 3 bed 4+bed 

    All tenures    

County £654 £654 £654 £654 £194 £194 £194 £194 

 

SEND: Secondary 

  HOUSES    FLATS   

 1 bed 2 bed 3 bed 4+bed 1 bed 2 bed 3 bed 4+bed 

    All tenures    

County £752 £752 £752 £752 £66 £66 £66 £66 

 

2.9 All costs shown above are as at 1Q2022.  

 
4 The indicative costs are not currently weighted according to different tenures and bed-sizes.  However, once the PYS is 
complete this information will be incorporated into the cost table. 



2.10 The illustrative tables above are included as a guide to help inform viability 
assessments and financial planning; the actual contribution for each 
development site will be calculated individually once a planning application 
has been made.  This ensures the amount sought is fair, proportional and 
aligned with the impact of the specific development.    

2.11 Both tables shown above relate only to construction5 costs and do not make 
any allowances for purchasing land.  Where additional land is required to 
allow the delivery of a SEND project, the cost (or the relevant proportion of the 
cost) of acquiring the land will be added to the pupil place-led costs illustrated 
in the tables above. The tables are based on the cost of providing a new 
school.  Contributions sought towards expansion of existing schools may be 
lower.  Conversely, where abnormal site features or design requirements for a 
particular project mean that the cost of mitigating development is higher than 
standard, the amount charged may be increased proportionally. 

3.0 Assigning contributions towards projects  

3.1 Due the specialist nature of Hertfordshire Special Schools and Specialist 
Provision and the need for them to be of sufficient size to efficiently deliver a 
broad and specialist personalised curriculum, they draw pupils from beyond 

that travel distances to special schools and specialist provision should not 
affect consideration of whether a planning obligation meets the legal tests. 
 

3.2 The potential SEND pupil yield for a particular development is not required to 
be disaggregated between different categories of complex need.  The county 
council may therefore seek to apply the full SEND contribution from a 
particular development to a single SEND project covering the relevant age 
range.  However, in some cases flexibility will be sought to allow contributions 
to be appropriately directed to a range of SEND projects. 

 
 

 
5 Construction costs include fit out, furniture and equipment and ICT. 
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Technical Appendix 5: Services for Young People 

1.0 Service Overview 
 
1.1. The Education and Inspections Act 2006, Part 1, Section 6: Education Act 

1996, Section 507B is the legislation which guides the Local Authority (LA). It 
responsibility to ensure young people have access to 

sufficient educational leisure-time activities which are for the improvement of 
their well-being and personal and social development, and sufficient facilities 
for such activities; that activities are publicised; and that young people are 
placed at the heart of decision making regarding the youth work / positive 
activity provision   

 
1.2.  

thorities on Services and 
-  The guidance 

young people with the positive, preventative and 
early help they need to improve their well-  
workers can contribute to meeting the needs of the young people and reduce 
demand for more specialist services  

build the 
capabilities they need for learning, work and the transition to adulthood. 

 
1.3. Services for Young People provides youth work projects and programmes, 

information, advice, guidance, work-related learning, outdoor education and 
one-to-one support for young people up to the age of 17 and up to 25 for 
identified vulnerable young adults including those with learning disabilities. 

 
1.4. Services for Young People supports young people by providing high quality 

informal education opportunities to promote their personal and social 
development, enabling them to make informed decisions; have a place in their 
community; and ultimately, to reach their potential and make a successful 
transition to adulthood. This enables young people to: 

 

 Make good decisions based on the information which is available to 
them, thereby avoiding risky behaviour; 

 Be confident that they can present their views including those of others 
and influence decisions; 

 Develop resilience by knowing how they can help themselves and 
others; 

 Recognise when they need support and where they can go to access it; 
 Be able to recognise and develop healthy relationships thereby being 

less vulnerable to criminal exploitation; and 
 Develop a sense of purpose and self-belief and recognise what they 

contribute to society thus ensuring a sense of emotional wellbeing and 
positive mental health. 



1.5. All Services for Young People youth work is delivered through planned 
curriculum programmes which are based on identified need resulting in 
recordable personal and social development outcomes. Needs are identified 
in a variety of ways: through an ongoing planning and evaluation process; 
ongoing consultation with young people; discussions with partners, Elected 
Members and district/ borough Youth Strategy Groups. Outcomes are 
identified, and a programme of work designed and delivered. 

 
1.6. Delivery can be through a variety of media, depending on the needs and 

interests of the young people, such as sports, music, drama, art, peer 
mentoring, outdoor education etc. Outcomes are identified and will be linked 
to at least one of the curriculum areas: substance misuse, smoking, alcohol, 
sexual health, relationships, emotional wellbeing, child sexual exploitation, 
youth engagement, preparation for education, training or work, youth crime 
and personal safety, equality, diversity and culture, health and fitness, 
resilience, exploring identity, and independent living skills. 

 
1.7. Services for Young People adopts a targeted approach to those most 

vulnerable and those at risk, while engaging as many young people from the 
wider community as possible in the informal education and prevention 
agenda. Any additional users resulting from new development will increase 
the pressure on facilities within the county, thereby limiting service provision 
and affecting their usability and attractiveness to young people. 

 
2.0 Assessing need and calculating demand 

 
2.1 In order to ensure young people have access to high quality youth work 

projects where they can learn a variety of skills, ideally all main young 
 centres should have the following resources: 

 

 Large multi-purpose room that can be used for sports, drama and events. 
 A medium size meeting room that can be used to deliver specific training 

and group work sessions. 
 A medium size room in order to deliver art and be a creative space. 
 Two small one-to-one rooms for counselling, confidential 

conversations and to deliver provision such as condom distribution. 
 Life skills training kitchen where young people can learn independent 

living skills. 
 IT suite where young people can complete CVs, find out information, 

utilise more specialist media packages etc. 
 An informal area where young people feel relaxed and comfortable so 

that they can share their concerns. 
 For the larger centres the possibility for a music and media suite. 

 
2.2 Given the varied nature of the premises in which Services for Young People 

operates, centres evolve over time. This enables Services for Young People 
to develop projects using a step-wise approach based on the identified needs 
of the young people. 



2.3 Services for Young People also offers Access Point projects, to provide 
information, advice and guidance on a range of subjects. Detached and 
Outreach work is also a valued mode of delivery of services, where 
members of the team go and work with young people in areas where they 
congregate within the community. Specialist projects may also evolve where 
there is an interest. 

 
2.4 Planning obligations towards youth services are assessed using the 

Hertfordshire County Council Demographic Model which forecasts the number 
of people able to access youth services likely to emerge from different types, 
sizes and tenures of dwellings. Details are available alongside this Guide. 

 
2.5 Growth in the number of young people aged 11 to 17 years (the core age 

group) in a community will require increased resources to enable equal 
access to those activities. This could take the form of new equipment and/or 
learning materials and/or improvements to the property to accommodate more 
young people or offer a wider range of activities. 

 
2.6 Additional staff will be required to manage these activities and to maintain a 

safe and proportionate staff-to-young-people ratio. Start-up funding for the 
first two years allows the County Council the opportunity to develop working 
relationships with local partners and to develop strategies to sustain and 
ensure the future life of projects. 

 
2.7 Examples of the resource requirements for increases in demand are currently: 

 Increase of 10 to 15 young people - £4,400 per project pa as of Q1 2020 
for start-up costs - based on 1 additional member of staff to support 
current activities for 1 session per week, all year. 

 
2.8 This means that the funding required to cover staffing costs per user per 

annum equates to £293 (based on £4,400/15) and accordingly staffing costs 
to cover the 2-year set up period would be £586 (£293 x 2) per additional 
user. Indexing this figure to Q1 2022 means that the total is £610.49 per 
user. 

 
2.9  

of future youth provision in Hertfordshire. The intention is to provide a 
substantial centre of 1,480m2, offering a range of activities and serving 11,040 
potential users. The centre may be supplemented with detached or mobile 
provision at a later date. For this, new build costs are expected to be £2,818 
per m2. This equates to spending £377.78 per person. Indexing this figure to 
Q1 2022 gives a total cost of £393.57 per person. Thus, a new build with 
start-up staffing costs: £393.57 + £610.49 = £1,004.06 per user. 

 
2.10 In some circumstances, when expansion is not possible, Services for Young 

People need to re-locate or reconfigure their existing premises, in order to 
meet the increased demands placed on the service. Reconfiguration projects 
are expected to cost £1,529 per m2, based on relevant evidence. This 
equates to spending £204.95 per person (Q1 2022). Thus, a reconfiguration 
project with resource costs: £204.95 + £610.49 = £815.44 per user. 

 
 
 



2.11 In circumstances where it can be evidenced that the cost to expand or 
redevelop a site is in excess of S106 funds to be achieved through the 
application of these charges, such as might be the case for sites located on 
brownfield sites, on constrained sites, or sites with planning limitations e.g. 
located on a flood plain, then a proportionate bespoke cost of providing the  
new site or expanding the existing site and/or purchasing additional land to do      so 
may be sought from the developer. 

 
2.12 An indication of estimated costs is provided in the tables below. 

 
Project to increase resource requirements (£610.49 per user): 

 
  HOUSES   FLATS   

1 bed 2 bed 3 bed 4+ bed 1 bed 2 bed 3 bed 4+ bed 

£81 £257 £386 £430 £96 £295 £283 £301 

 

Project to reconfigure a centre (£815.44 per user): 
 

  HOUSES   FLATS   

1 bed 2 bed 3 bed 4+ bed 1 bed 2 bed 3 bed 4+ bed 

£109 £347 £521 £581 £130 £398 £382 £406 

 

Project to provide an expanded or new centre (£1,004.06 per user): 
 

  HOUSES   FLATS   

1 bed 2 bed 3 bed 4+ bed 1 bed 2 bed 3 bed 4+ bed 

£133 £422 £635 £708 £158 £485 £466 £495 

 

2.13 Where there is no scope to reconfigure the existing facility to improve 
service delivery and land is currently unavailable to extend the young 

 centre, a new facility may be proposed. This could either be a new 
build or relocation project as mentioned previously. Proportionate 
contributions may be sought towards these projects. 
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