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Emerging Core Strategy
Foreword

Nine out of ten St Albans residents rate the District as a good place to live – one of the highest figures in the country  [IPSOS MORI Place Survey, 2008].  Over the next twenty years, however, we face unprecedented challenges and we want to ensure the District continues to develop and flourish: maintaining its unique mix of city, towns and villages, its urban and rural Green Belt environment and its diverse heritage, while providing new opportunities to support the local economy and community.   

The new Sustainable Community Strategy for the District, published alongside this document, sets out the vision for a progressive, unique and vibrant District, which values its heritage and cares for the future: an outstanding place to live where everyone can flourish. 

The Community Strategy sets the overall context for the Local Development Framework (LDF) - a set of detailed planning documents which will describe how growth and development in the District should be guided and managed over the next 15 to 20 years.  

At the heart of this Framework is the Core Strategy – which sets the direction for planning policy. This consultation document invites views on the emerging Core Strategy for the District. It follows on from consultations in 2006 and 2007, as well as a wide variety of research studies which underpin the proposals. It also draws on the City Vision and Rural Vision exercises which have been widely consulted on earlier in the year. 

An over-riding priority of the Core Strategy is to protect the Green Belt for current and future generations, while balancing the need to provide housing, jobs and services for local residents. Why then is it supporting Oaklands College major new devt in the Green Belt?  The Council will therefore continue to resist Government requirements to encroach upon the Green Belt, and for this reason has already successfully legally challenged some of the housing numbers in the East of England regional plan. However, despite this ongoing resistance, the Council has to prepare for the possibility of additional housing totals being imposed centrally and if this happens it is expected that some development in the Green Belt may then be necessary post 2021. So we have had to consider this possibility and this strategy therefore also invites your views about the difficult choices which – if we are required to – we might need to make in the future. 

In addition to housing, the strategy also sets out the Council’s proposed suggestions and options on other policies which should guide future planning in the District. These include creating a sustainable local economy; protecting the environment; reducing traffic congestion and improving public transport; improving shops, leisure facilities and tourism opportunities; providing sufficient  infrastructure and community facilities (such as schools) to meet projected demand; and ensuring that planning policies help support a cohesive and integrated community. 

The Council will also shortly publish the City Centre Master Plan for consultation this Autumn.  This will be the next stage in the City Vision work undertaken earlier this year and will start to show how a new vision for the city centre might look in practice. Similar work is underway on developing a vision for rural areas.  

We have entitled this consultation document “Shaping Our Community” as it marks an important milestone in planning the future shape of the District. We do hope therefore that you will play a part in shaping your District and your own future and we would welcome your feedback on the issues and choices set out in the questionnaire published alongside this document and available to fill in online. Thank you for your interest in this consultation, which you can now respond to until 28 September 2009. 

Councillor Robert Donald, Leader, St Albans City and District Council
Councillor Chris Brazier, Portfolio Holder for Planning and Conservation 

1 Purpose and Structure of this Core Strategy Consultation Document

1.1 The purpose of the Local Development Framework (LDF) is to set out the planning policies for the future of the District.  The LDF is based on its communities’ vision contained in the Sustainable Community Strategy (SCS).  It must also reflect regional and national guidance and legal requirements.  

1.2 The Core Strategy covers the period up to 2026.  However, the Government requires that any changes to Green Belt boundaries should meet longer term needs to 2031. 

1.3 Following responses to the vision, ideas and options it puts forward this Consultation Document will evolve to become a full strategy. The Core Strategy will guide all other documents in the group of documents that make up the LDF.  It is therefore the most important document in the group of Development Plan Documents (DPDs) that the Council has to produce. 

1.4 It has been prepared following consultations on Core Strategy Issues and Options in 2006 and 2007, and the assessment of responses received. The Council is now in a position to set out its initial thoughts on the main planning policies it intends to adopt. 

1.5 This document is not yet the Council’s preferred strategic planning option.  Rather, it provides an opportunity for stakeholders and the local community to comment on a proposed ‘direction of travel’. It therefore sets out the Council’s current suggested approach to the location of development and associated infrastructure requirements to meet the Government’s strategic planning requirements.  

1.6 These suggestions are based upon evidence available to date. The document also provides commentary and information on likely content of core policies which are seen as essential for delivering the development needs of the District. It also explains the Council’s current thinking on those strategic matters where there is still further evidence to be collected and before key decisions can be taken. 

1.7 The regional guidance under which the Core Strategy is developed is the East of England Plan (also called the Regional Spatial Strategy or RSS14). The regional plan was produced when the economic climate was much stronger than today. However, the Core Strategy needs to be sufficiently robust to respond to changes in the economic climate.  It is a long term plan and over the plan period, it is reasonable to expect the impact of the ‘credit crunch’ to be reversed and for economic growth to resume.  However, it is not wise to speculate too much on the speed or impact of any recovery. 

1.8 The Council would prefer to plan for a lower level of housing growth. However, the Council is duty bound to fulfil its obligations under the law and demonstrate how it can achieve the requirements of the East of England Plan. 

The Local Development Framework (LDF) for St Albans District will consist of a suite of documents.  The most important documents are called Development Plan Documents (DPDs) and they will set out policies and proposals for the District’s future development. Together with the East of England Plan and the Hertfordshire Minerals and Waste Framework, the DPDs will form the new statutory planning documents for the District. The Core Strategy is the principal Development Plan Document. It will establish the long term strategy for delivering development and infrastructure to 2026. Further background information on the Core Strategy and other DPDs can be found in Appendix 1. 

Structure and content of the document 

1.9 An outline of the structure and content of this document is set out below.

· Chapter 2 gives a portrait of the District. 

· Chapter 3 discusses the main strategic influences on preparation of the Core Strategy – the Sustainable Community Strategy (SCS) as well as national policy guidance and the East of England Plan (RSS14). 

· Chapter 4 and supplemental information in the Appendices sets out the key messages arising from the Council’s evidence base, previous community and stakeholder consultation and the findings of Sustainability Appraisal work. 

· Chapters 5 and 6 set out the Council’s overall vision and core strategic objectives: the suggested ‘direction of travel’. (1) 

· Chapters 7-19 focus on issues of strategic importance in St Albans District, which the Council envisages will require core policies in the Core Strategy. These policies will help to deliver the planned growth and associated infrastructure across the District and will provide the policy framework to successfully deliver the LDF Vision and strategic objectives. 

· Chapter 20 is a key chapter, which sets out the emerging Core Strategy for the District.  This chapter contains the proposed settlement hierarchy.  It also draws together the main conclusions from earlier chapters to give an overview of what is envisaged in different parts of the District. 

· Chapter 21 explains how the Core Strategy will be the critical vehicle for determining what infrastructure will be needed to deliver planned development, who will be responsible for its delivery and how it will be funded. 

· Chapter 22 asks the reader ‘What do you think?’ 

· Chapter 23 explains what happens next 

· The Appendices contain a wide range of supplementary material to support the main body of this consultation document.  In particular, Appendix 7 sets out the District’s housing requirements (2).  The Council is now able to come to preliminary conclusions regarding where new housing development should be located (see Appendix 8). It is important to note that public consultation on proposed changes to RSS14 is due to begin in September 2009. This is likely to have implications for the District’s housing land supply, because the revised RSS14 will have a timeframe to 2031. 

1.10 For the Core Strategy to be considered ‘sound’, it must be the most appropriate strategy for the District when considered against the reasonable alternatives.  It must also be founded on a robust and credible evidence base. Consequently, this consultation document gives reasons for development options or policy approaches that the Council is minded to favour. Similarly, the  document provides details of alternative options that have been considered, but rejected. 

Expansion of Hemel Hempstead

Following the judgement of the High Court in May 2009 Policy LA2 of the East of England Plan (expansion of Hemel Hempstead into the Green Belt, including the use of land in St Albans District) will be quashed or remitted back to DCLG for reconsideration. 

Expansion of Welwyn Garden City/Hatfield

Following the judgement of the High Court in May 2009 Policy LA3 of the East of England Plan (expansion of Hatfield into the Green Belt, including the possible use land in St Albans District) will be quashed or remitted back to DCLG for reconsideration. 

Accordingly this consultation document does not refer to or consider these matters.

Luton/Dunstable development proposals 

1.11 Luton forms part of the Luton/Dunstable/Houghton Regis and Leighton Linslade Growth Area, which is part of the wider Milton Keynes South Midlands Growth Area.  This will result in significant development in the wider Luton area over the next 30 years, including considerable numbers of new homes, jobs and associated infrastructure.  A Core Strategy Preferred Options consultation document has recently been published jointly by Luton Borough Council and Central Bedfordshire Council. 

1.12 Although there are no proposals for Luton to expand southwards into St Albans District, there may be implications for the District arising from the growth of the Luton/South Bedfordshire sub-region (particularly the possibility of increased through traffic on local roads and additional strain on rail and bus services), which will need to be taken into account in the Core Strategy. See Chapter 19 

1. As set out in the East of England Plan (RSS14) and the findings of its Strategic Housing Land Availability Assessment
2 A Portrait of St Albans City and District

Settlement pattern 

2.1 The City and District of St Albans has a unique character, with a blend of city, towns and villages and Green Belt countryside.  It has a population of 133,500 (the second highest in Hertfordshire) and covers an area of 163 sq km (63 square miles). The District is located in central Hertfordshire, within the Metropolitan Green Belt. It lies 30 km (20 miles) north of London. Hertfordshire’s many towns are strongly influenced by London. These towns are close to each other, with complex movements between them for shopping, leisure, employment, education and other purposes.  

2.2 There is a fairly even distribution of settlements across the District. The historic cathedral city of St Albans (64,000 population) is the largest.  St Albans is Hertfordshire’s oldest town, established during the Celtic Iron Age as Verlamion. It developed later as Verulamium, one of the largest towns in Roman Britain. As well as the Roman influence, there are numerous later medieval developments all of which define the character of the City. 

The quality of the built environment in the St Albans District is generally very high. There are 18 Conservation Areas and nearly 900 Listed Buildings (15 Grade I and 39 Grade II*). The District is also rich in archaeological heritage with 18 Scheduled Ancient Monuments – including St Albans Abbey, Verulamium Roman Town, Beech Bottom Dyke, Devils Dyke and Bacon’s House. There are Registered Historic Parks and Gardens at Gorhambury and Napsbury. 

2.3 The residential commuter town of Harpenden, the second largest settlement in the District, has a population of almost 30,000. 

2.4 St Albans and Harpenden are prosperous and popular towns,, due to their high quality environment, schools and  transport links to London. They are the main focus for commercial and leisure activity. Each has a thriving centre providing a variety of retail, leisure, community and cultural facilities, and also employment opportunities. 

2.5 Other settlements in the District include Bricket Wood, Chiswell Green, How Wood, London Colney, Park Street/Frogmore, Redbourn and Wheathampstead. All provide some job opportunities, together with essential health, education and community facilities. 

2.6 London Colney is the largest and has a more urban character.  It contains employment areas and the large Colney Fields retail park, but does not have a town centre.   Redbourn and Wheathampstead have their own village centres and identities.  There are also retail and service facilities elsewhere in more local shopping parades. 

2.7 Finally, there are a number of smaller settlements in the Green Belt, including Kinsbourne Green; Colney Heath; Folly Fields; Gustard Wood; Sandridge; Sleapshyde and Smallford. 

The wider context 

2.8 The City and District has strong  relationships with neighbouring towns, particularly Hemel Hempstead, Welwyn Garden City, Hatfield and Watford. These towns offer alternative and competing employment, retail and leisure opportunities.. 

2.9 Nationally and regionally important transport routes pass through or close to the District, including the M1, A1(M) and M25 motorways, the A414, and the midland mainline railway into Kings Cross/St Pancras.  The East Coast mainline through Hatfield and the West Coast mainline through Hemel Hempstead reinforce the strong London focus in public transport. East-west travel is catered for by the M25 and the A414. London Luton Airport lies approximately 10 km (6 miles) north of Harpenden. There is direct train access to Gatwick Airport and a coach link to Heathrow. 

2.10 The District has two distinct countryside character areas – the Northern Thames Basin and the Chilterns. Over 80% of the District is Green Belt.  Generally, the natural environment is of a good quality. However, some areas need enhancement, particularly in the south of the District in the Watling Chase Community Forest area. There are two designated Sites of Special Scientific Interest (SSSIs), 6 Local Nature Reserves and 197 County Wildlife Sites. 

Some statistics 

2.11 The District has a slightly younger population than the national average, with an average age of 38. A fifth of the population is aged under 16, with another fifth aged 60 or over. Residents of the district generally have high educational attainment. Only 17% of people aged 16-74 hold no formal qualifications (much lower than the county and national averages) and over 65% achieve at least 5+ GCSEs. 

2.12 St Albans is one of the least deprived districts in the country. It has very high average income levels and relatively low unemployment rates (2.1% in May 2009). There is good quality housing, but very high house prices. In the April 2009, the average house prices in St Albans ranged from £199,000 for a flat to £654,000 for a detached house. However, there are still pockets of relative deprivation. For example in Batchwood, Sopwell and Cunningham wards, where quality of life indicators are lower than elsewhere in the District, the level of deprivation is below the national average. 

2.13 Despite being close to London, the ethnic diversity of the District is low. About 10% of the local population comes from minority ethnic communities. 

Employment opportunities 

2.14 ‘Business, Finance & Insurance’ is the largest sector in the District’s economy, whilst the knowledge sector is also strong. Small firms dominate the local economy. The District has a highly skilled workforce, ranking No. 1 in the county and No. 8 nationally. St Albans is one of the main office markets in Hertfordshire and has attracted financial and business services. Distribution (large scale warehousing) accounts for 64% of Central Hertfordshire’s industrial stock. Demand for distribution premises is expected to grow, particularly for large units. 

2.15 The District’s land supply for new office, industrial and warehousing development is almost nil. Indeed, there has been significant loss of employment land to other uses (mainly housing) over recent years. 

2.16 The District has a negative commuting balance. About 30,000 residents commute to work, mainly in London and other Hertfordshire towns. Around 20,000 travel into the District to work. 

Development pressures 

2.17 The City and District is an attractive place to live and work. Consequently, development pressures are extremely high, particularly for housing. Land supply is, however, limited due to the District’s position in the Green Belt. The Core Strategy must, therefore, strike a balance. It must meet the future development needs of the District whilst protecting and enhancing  aspects of the District which are highly valued by the local community and which give it its character and distinctiveness. These include its natural environment, countryside, open spaces, historic built environment and rich archaeological heritage. The Council remains opposed to use of the Green Belt to facilitate development, unless absolutely essential. 

2.18 The District’s towns and villages are surrounded by attractive Green Belt countryside , which provides important wildlife habitats and is of high recreational value. However, development pressures place this land under threat. Some areas of  countryside could be improved, in terms of quality and accessibility, particularly in the south of the District. Overall, the Core Strategy should provide a clear strategy for long term management of the Green Belt. 

2.19 A key consideration will be seeking to create sustainable communities . The aim is to meet the needs of present and future generations locally and reduce the District’s environmental footprint (i.e. in terms of climate change, use of resources etc). 

2.20 St Albans District is an area of very high house prices and high demand for housing. Affordability is therefore a key issue, particularly for those on low incomes and first time buyers. The Core Strategy will need to ensure that the right type of housing is provided to meet all housing needs, particularly given the District’s ageing population. 

2.21 Much of the District is of significant historic or cultural importance. However, in some areas (particularly St Albans City Centre) commercial pressures are threatening local distinctiveness. St Albans and Harpenden have vibrant centres, with a broad mix of retail, employment and leisure opportunities. The future roles of these centres, as a focus for continued economic growth, will need to be determined in the Core Strategy. 

2.22 The District has an affluent population, which has high expectations for community, cultural and leisure facilities . There is a need to protect and enhance existing facilities. Significant investment is needed in new cultural venues and improved sport and leisure facilities including the replacement of facilities coming to the end of their operational life. 

2.23 Of considerable concern is the slow decline of some of the village centres and several of the neighbourhood and local centres .  Some of these centres no longer cater for even the basic needs of their local community. Improving the sustainability of settlements outside St Albans and Harpenden is therefore a key issue for the Core Strategy. 

2.24 Until recently, there was a county-wide surplus of employment land.  This was due to large sites outside the District, for example Hatfield Aerodrome and Leavesden Park. However,  overall land supply has been falling as these sites have been developed for employment or other uses.   St Albans District has very little employment development land and furthermore its employment areas are coming under pressure for other uses, particularly housing and shopping. An important issue is whether this can continue, particularly as the Hertfordshire London Arc Employment Study (see Appendix 4) identified an under-supply of offices in the District. 

2.25 St Albans District has relatively low unemployment, and is notable for its high levels of out-commuting, mainly to London and other nearby Hertfordshire towns. 

2.26 Traffic congestion is a particular problem within the St Albans District.  Problems are most severe on roads into and out of the main towns and villages during peak hours. In order to reduce carbon emissions and  the adverse effects of climate change, there is a need to encourage public transport, walking and cycling as alternatives to the car. Growth in and around the District will place increased strain on the existing transport infrastructure.  Consequently, development should be directed to areas where necessary transport improvements are viable and deliverable. 

2.27 There are already pressures on other elements of social and community infrastructure , such as schools and healthcare facilities.  These pressures need to be addressed.  Also, new facilities will be required to meet the needs arising from new developments. 

3 Key Strategic Influences on the Core Strategy

Overview

The critical areas for the Council to address are:

· Strategically managing and improving the Green Belt, and resisting its loss, in order to maintain the distinctiveness of its landscapes and communities; 

· Ensuring that the District’s most sensitive urban and rural areas are afforded adequate protection from inappropriate development; 

· Maintaining and improving the vibrancy and prosperity of the District’s main towns and protecting the vitality and viability of the smaller district, village and local centres; 

· Focusing future growth within those parts of the district where sustainability of settlements can be maintained or improved. 

Sustainable Community Strategy for St Albans District

3.1 All local authorities must prepare a Sustainable Community Strategy (SCS) with their partners in the Local Strategic Partnership (LSP). The SCS sets the overall strategic direction and long-term vision for the economic, social and environmental wellbeing of a local area, in a way that contributes to sustainable development. 

3.2 The SCS seeks to improve the quality of life and services in the local area.  Its vision and objectives need to be backed by clear evidence and analysis and supported by targeted and co-ordinated action. Linkages between the SCS, the Core Strategy and other policy generators are shown in the diagram below. 

Linkages between SCS, the Core Strategy and other policy generators. (Popup full image)  
The SCS Vision for St Albans and District 

A progressive, unique and vibrant District, which values its environment, heritage and culture, and cares for the future: an outstanding place to live where everyone can flourish. 

3.3 A refresh of the SCS for St Albans District was approved in June 2009 and covers the period to 2021. The SCS identifies 4 key priorities for the District, highlighting specific areas of work that need to be addressed to achieve them: 

The Four SCS Key Priorities for the District 

· Ensuring the District is a great place to be; 

· Creating a diverse and sustainable economy for the 21st century; 

· Keeping the District Healthy; and 

· Supporting an active community that has pride in itself and cares for its future 

3.4 The Strategy then identifies the specific plans, and programmes that are already in place (or are proposed) to support the required areas of further work and suggests possible ways in which success can be measured. The SCS priorities and objectives and their linkages to suggested policies in the Core Strategy are set out in Appendix 2. 

3.5 The Local Strategic Partnership (LSP) has identified gaps in activity necessary to deliver the strategy.  It will also identify the practical steps, measures and responsibilities needed to deliver real change. The targeted gap areas for action are: 

· Providing accessible facilities and activities for young people. 

· Helping to build the capacity of the voluntary and community sector to provide preventative and support services. 

· Encouraging and promoting community engagement and participation. 

· Promoting sustainable local economic development. 

· Meeting the needs of an ageing population. 

· Reducing our impact on the environment. 

· Reducing Inequalities. 

The Council’s Corporate Plan 

The Council has set out the following overall aims in its Corporate Plan for the 3 year period 2009-2012:

· To safeguard the environment. 

· To build a community that is open, fair and inclusive. 

· To work in partnership for the health and well being of the community. 

· To cherish and promote our heritage, arts and culture. 

· To ensure the District is a desirable place to visit and in which to live, learn and work. 

In addition, the Council has set specific corporate priorities for this period, including:

· Provide leisure facilities at Westminster Lodge and London Colney,    including youth provision. 

· To develop the LDF, protect Green Belt and environment to ensure a   sustainable and greener community. 

· Visible improvements to the street scene. 

The Council also has a specific supporting priority in 2009-2010 to tackle the impact of the current economic downturn and enable economic sustainability. 

Hertfordshire Sustainable Community Strategy

3.9 Hertfordshire 2021: A Brighter Future’ is the County-wide SCS prepared jointly by HCC and Hertfordshire Forward. That partnership brings together all the key agencies in the county.  The Hertfordshire SCS has identified 9 key areas of concern and sets out both long term objectives and short term improvements to address them: 

· Jobs, prosperity and skills; 

· Safer and stronger communities; 

· Children and young people; 

· An ageing population; 

· Health and wellbeing; 

· Housing, affordable housing and quality neighbourhoods; 

· Transport and access; 

· Sustaining Hertfordshire’s unique character and quality of life; and 

· Promoting sustainable development. 

East of England Plan (Regional Spatial Strategy or RSS14)

3.10 The Core Strategy must be in general conformity with the East of England Plan (RSS14). This was published by the Government Office for the East of England (GO-East) in May 2008. The East of England Plan sets out a number of key policy requirements, which the Core Strategy must take into account. Also of great relevance is the recent High Court decision on the East of England Plan (see box at end of chapter 1 in this consultation document). 

3.11 RSS14 requires, among other issues, that the Core Strategy provides for a minimum of 7,200 houses in the period ending 2021, and that land is identified for longer term needs.  Details of these and other key RSS policy matters to be addressed by the Council in this Core Strategy are set out at Appendix 3.  Nevertheless, the Council will continue to seek to minimise use of Green Belt land. 

National planning requirements

3.14 The Core Strategy must be consistent with and take account of national policy requirements. Before it can be adopted by the Council it will be subject to independent examination. This involves a Government Inspector checking that the Plan complies with legislation and is ‘sound’’. 

3.15 To comply with legal requirements, the Core Strategy must:

· have been prepared in accordance with the Local Development Scheme (LDS) and in compliance with the Statement of Community Involvement (SCI) and the Town and Country Planning (Local Development) (England) Regulations 2004, as amended; 

· have been subject to sustainability appraisal; 

· have regard to national policy; 

· conform generally to the Regional Spatial Strategy (RSS); and 

· have regard to any Sustainable Community Strategy (SCS) for its area (i.e. county and district). 

3.16 To be considered ‘sound’ a Core Strategy should be justified, effective and consistent with national policy.

3.17 ‘Justified’ means that it must be:

· founded on a robust and credible evidence base; and 

· the most appropriate strategy when considered against the reasonable alternatives 

3.18 ‘Effective’ means that it must be:

· deliverable; 

· flexible; and 

· able to be monitored. 

3.19 Appendix 2 provides more detail on the emphasis the Government places on developing strong links between Core Strategies, Sustainable Community Strategies and Local Area Agreements (LAAs). 
4 The LDF Evidence Base

4.1 As stated in paragraph 3.17, development plan documents must be founded on a robust and credible evidence base. The District Council has been building a wide-ranging evidence base for the St Albans LDF. Efforts to date have concentrated mainly on producing evidence for the Core Strategy.  

4.2 Work on compiling the evidence base is now sufficiently well advanced for the Council to be able to reach provisional conclusions on many issues in this consultation document.  However, there are still some elements of the Core Strategy evidence base that are not yet in place. These elements will be completed in time for the Core Strategy Pre-submission stage (see paragraph 23.2). 

4.3 The table below contains information on some of the key elements of the evidence base for the Core Strategy. References to chapters in the table relate to the chapters in this consultation document. Further information on the evidence base is provided in Appendix 4, including web links for people to access/download documents where applicable. 

Chapter 5: Visions for the Core Strategy 

Report Title


Scope of Study


Timing


Key Conclusions

St Albans City Vision


Covers St Albans city, particularly the city centre and nearby key sites. Provides a vision of the social, cultural and economic development of the City over the coming decades, along with a framework which can support these developments. 


Draft Vision completed March 2009; final Vision and master planning of key sites autumn 2009


Wide-ranging key proposals, including a new city centre cultural hub and central piazza.

St Albans Rural Vision


Covers all the District except for St Albans City. Provides a vision of what sort of places the existing settlements and rural areas should be in twenty years time. 


July 2009

Towns, villages and rural areas should be enhanced, through sustainable measures to boost the local economy and increase integration.

Chapter 10: Housing Policies 

Strategic Housing Land Availability Assessment (SHLAA)


Assessment of the availability, suitability and deliverability of potential housing sites, in built up areas and the Green Belt. 


Draft - July 2009


Some additional potential sites in built up areas identified - but too few to meet housing targets without developing some Green Belt sites. 

London Commuter Belt West: Strategic Housing Market Assessment (SHMA)


Covers St Albans, Dacorum, Hertsmere, Three Rivers, Watford and Welwyn Hatfield Districts


Assessment of:

· Future households requiring market and affordable housing. 

· Sizes of housing required. 

· Housing requirements of particular household groups. 


Draft - July 2009


There is a great need for affordable housing. Other needs include more housing for the elderly and modest sized family homes.

Chapter 11: Employment Policies 

Interim Central Hertfordshire Employment Land Review


and

Hertfordshire London Arc Jobs Growth and Employment Land Study


Central Herts study covers St Albans, Hertsmere and Welwyn Hatfield Districts. Hertfordshire London Arc study also covers Broxbourne, Dacorum, Three Rivers and Watford Districts. The Studies: 

· Advise on jobs growth targets for each Council. 

· Advise on policies in LDFs, including need for new sites. 


Central Herts - completed 2006


Hertfordshire London Arc – completed 2009


There is very little employment development land in St Albans District. Most existing employment sites should be retained. Major new business parks are needed in St Albans city (east or south east side) and Hatfield. 

Chapter 12: Shopping Policies 

2009 Retail Study Update


Updates the 2006 assessment of the need for food and non-food shopping.


Completion - July 2009


There is a quantitative and qualitative need for more shopping floorspace, particularly non-food shopping and a foodstore in St Albans city centre. 

Chapter 13: Transport Policies 

St Albans Urban Transport Plan


A five year transport plan for St Albans City.


Completed Feb 2009


There are serious congestion problems. Travel by bus, cycling and walking should be encouraged. An orbital road may be necessary in the longer term. 

Chapter 14: Social and Community Facilities Policies 

Social and Community Uses Study


Information on requirements for many uses, including education and health.


Draft - July 2009


The main need is for more school places, including a secondary school north of St Albans and new primary schools.

Chapter 16: Leisure, Culture and Tourism Policies 

St Albans City and District Sport and Recreation Facilities Strategy


Assesses the need for indoor and outdoor facilities, including athletics, bowling greens, outdoor water sports, racquet sports, sports halls and swimming pools. 


Completed 2005


Some significant deficiencies and a need to replace the Westminster Lodge and London Colney leisure centres.

Chapter 18: Green Infrastructure, Natural Environment and Countryside Policies 

St Albans City and District Playing Pitch Strategy


Assesses the need for pitches for football, mini soccer, cricket, hockey, rugby league and rugby union.


Completed 2005


Forecast shortfall of 45 pitches, particularly for junior football, cricket and junior rugby. Two synthetic pitches needed.

St Albans City and District Greenspace Strategy


Assesses the need for green spaces, including allotments, parks and gardens and children’s play areas.


Draft – Aug 2009


Most existing green spaces should be protected. Some additional provision needed.

Chapter 19: Infrastructure Delivery Policies 

Hertfordshire Infrastructure and Investment Strategy  (HIIS)

· Identifies the current infrastructure deficit. 

· Defines growth related infrastructure needs. 

· Costs the infrastructure needs. 

· Considers the timing for delivering infrastructure. 

· Considers funding for infrastructure. 


Completion - July 2009


There is a large infrastructure deficit in the County. Also, there are significant costs associated with delivering growth to 2031, particularly for transport infrastructure schemes. 

Infrastructure Implementation Plan


More detailed assessment of the infrastructure needed in St Albans District, than that contained in the Hertfordshire Infrastructure and Investment strategy (see above). 


Completion - Feb 2010  Not yet produced.

Responses to previous community and stakeholder consultations

4.4 Views expressed by the community and stakeholders in response to the Core Strategy Issues and Options consultation documents in 2006 and 2007 form part of the evidence base for the LDF.  Further details concerning the consultation response can be found in Appendix 5. 

Sustainability Appraisal

4.5 The Core Strategy must be subject to sustainability appraisal. The Council’s sustainability appraisal consultants have assessed this consultation document against the sustainability appraisal framework for St Albans District. This assessment has influenced the policy making process (see Appendix 6 for further details).
5 Visions for the Core Strategy

The City and District Council has commissioned two parallel studies, one for the City of St Albans and the other referred to as ‘Rural Vision’.  Whilst there are common threads running through both studies, by their scale and nature each will have distinctive features but it must be stressed that although individual in character they are not mutually exclusive and neither can be treated as preferable to the other. 

5.1 The visions in this chapter set out the Council’s initial views on what sort of place the District should be in twenty years time. These visions are taken directly from the draft St Albans City Vision and Rural Vision reports. Both of the visions should be regarded as provisional and they may change at the Core    Strategy Pre-submission stage. In particular, the Council may make changes to reflect public comments on the draft visions. Also, text may be added to reflect key ideas in the Core Strategy that are not yet included in the vision statements. 

5.2 City Vision (see box below) is supported by a series of theme-based objectives and detailed strategies, intended to help deliver the overall vision. Many of the recommendations will be delivered by means other than the Core Strategy or other parts of the LDF. However, where recommendations are made that have strategic, spatial importance for the District, they have been addressed under the appropriate core strategic matter in Chapters 8-18 of this consultation document. The Council has also sought to ensure that the objectives for the Core Strategy (see Chapter 6) whilst set at a more strategic level, align with those proposed as part of the City Vision project. 

CITY VISION 

Integrated Living for 2030: a creative and pioneering city for all, which values the past and embraces the future. 

St Albans’ prosperous economy will provide a sustainable and adaptable base from which to respond to changing markets and pioneer emerging sectors such as green technology and the creative industries. The City will boast a new range of shops and services which more than satisfy residents’ needs and attract visitors from elsewhere. The City’s active cultural life will be enhanced and diversified to help meet the needs of residents and visitors as lifestyles shift and priorities change, establishing St Albans as a cultural hub within the region. The City’s relatively underexploited and exceptional Roman heritage, its proximity to London and the pleasant rural surrounds will help to rapidly expand the visitor economy. 

St Albans will become a sustainable transport centre, boasting a wide range of high quality and attractive public transport choices. Walking and cycling will be a mainstream way to travel, residents enjoying the high quality routes which permeate the City. 

St Albans will transform itself into a green and sustainable City with an accessible centre open to all. This, in turn, will help to bring about a renaissance in the public life of the City, with a central piazza of the highest quality and a stunning pedestrian environment. Homes, too, will be provided which support a sustainable and diverse community for St Albans, attract young people to the area and provide a high quality of life.   Phew!! Pie in the Sky ??
5.3 It is recognised that complex interrelationships exist between the various activities that make up people’s lives and the lives of cities. Consequently, integration is considered a key element of the vision for St Albans. The vision addresses homes and jobs, shopping and leisure facilities, transport and community issues in the City: no single strand from these can secure a prosperous future for the City. Ensuring a strong relationship and coordination between them will help to unlock the potential of the City in the future. 

5.4 The rural vision (see box below) relates to everywhere in the District except St Albans City. This includes Harpenden, London Colney, the villages and other rural areas. 

RURAL VISION 

The rural areas and communities within the District can be enhanced through the promotion of sustainable measures to boost the local economy and increase integration. 

The need to promote sustainability is widely acknowledged across the District.

A modal shift away from car use can be encouraged by providing enhanced and affordable local integrated public transport services, and improving the provision of local walking and cycling routes. 

Accessibility and integration between the rural centres and St Albans City and surrounding towns should be improved to enhance access to local shops, services and employment opportunities for local communities. 

The rural areas of the District have a wealth of historic buildings, and settlements with strong identities throughout. Local heritage and natural assets can be promoted both to local residents and visitors, and access to the surrounding countryside improved. 

The vitality and viability of local centres must be maintained and enhanced to ensure that they can supply for the everyday needs of the local community, with some centres supported to encourage visitors. 

New development should be appropriate in its location and scale so that it enhances the physical environment where possible and minimises any associated detrimental impacts on rural areas. 

6 Core Strategic Objectives

6.1 Core Strategic Objectives are important to help monitor effective delivery of the Core Strategy’s Vision and to help guide the development of suitable core policies, which will ensure that the Vision and Spatial Strategy for the area can be implemented throughout the Plan period. 

6.2 The Council’s core strategic objectives reflect the emerging vision for the District and the SCS. The table at Appendix 2 highlights the links between the SCS priorities and objectives and the proposed core strategic objectives (SOs). 

SCS Key Priority 1: Ensuring the District is a great place to be 

SO1 – Actively protect, manage and improve the Green Belt to maintain the district’s distinctiveness and to benefit quality of life.  Oaklands, Rail Freight, etc ??
SO2 – Protect natural and historic assets and ensure any change is sustainable and enhances these assets for the benefit of the community.  Sack and disperse conservation team ??
SO3 – Provide sufficient land for development as required by Government, in sustainable locations, capable of being served by appropriate physical, social and green infrastructure and accessible by public transport, walking and cycling. Nonsense – land is a fixed resource, therefore  (apart from where there is an increase in density or height) provision of land for development necessarily results in a loss of something else.
SO4 – Deliver high quality, inclusive, safe, sustainable and locally distinctive design, creating excellent built and green environments which respect local character and make best use of land in urban areas. 

SO5 – Establish StAlbans as a regional cultural hub and premier location for recreation, culture, leisure, heritage and tourism.  Encourage participation in sport and recreation by providing new and improved facilities catering for all levels of ability.  

SO6 – Provide more affordable homes and support a diverse housing market which provides access to good quality housing for all the District’s residents. 

SCS Priority 2: Creating a diverse and sustainable economy for the 21st century 

SO7 – Support a sustainable, prosperous and diverse economy and build the District’s economic competitiveness by responding positively to economic change. 

SO8 – Promote StAlbans city centre as an attractive, vibrant and competitive place for commercial, civic and cultural activity and improve the vitality and viability of the centre. Which is why the Council supported Oaklands in moving out of the centre?
SO9 – Enhance the vitality and viability of Harpenden town centre and the district, local and village centres.

SO10 – Support sustainable travel by public transport, walking and cycling; reduce growth in car travel and congestion; manage parking facilities; and enhance St Albans’ role as a Regional Transport Node by creating a better integrated transport system. Difficult political choices here!
SCS Priorities 3 and 4: Keeping the District healthy and supporting an active community that has pride in itself and cares for the future 

SO11 – Create well balanced, strong, safe, vibrant and sustainable communities, reduce deprivation and improve wellbeing by meeting everyone’s needs through: 

· supporting a vibrant voluntary and community sector; 

· supporting community participation; 

· providing equality of opportunity and access to homes, jobs, health care, education   and training, recreation, and social and cultural facilities for the whole community. 

· initiatives for young people and the ageing population; and 

· supporting the provision of social and community facilities. 

SO12 – Development must contribute to the mitigation of, and adaptation to, climate change by making prudent use of resources, minimising pollution and waste, increasing energy efficiency and using low carbon and renewable energy sources. 

SO13 – Seek to achieve delivery of the strategy through the respective strategies, plans and programmes of all relevant delivery partners. 

6.3 The table below shows which chapters in this consultation document address particular SCS priorities and core strategic objectives:   (table deleted)
7 Introduction to the Emerging Core Strategy Policies and Key Diagram

Core Strategy policies 

7.1 The Core Strategy policies will provide the overall policy direction for the LDF. These policies will guide the delivery of development, infrastructure, facilities and services up to 2026. Chapters 8-19 each address one specific policy area. Chapter 20 then outlines the emerging spatial strategy for the District, drawing on the main conclusions in chapters 8-19. 

7.2 The emerging policies are based on:

· The key strategic influences on the Core Strategy such as the Sustainable Community Strategy, national planning guidance, the East of England Plan; 

· The LDF evidence base which comprises the various technical studies, the outcome of previous community and stakeholder consultation and the sustainability appraisal; 

· The emerging vision for the District ; and 

· The Core Strategic Objectives. 

7.3 Government guidance (3) requires the Core Strategy to make clear spatial choices about where developments should, in broad terms, be located. Where appropriate core strategies may allocate strategic sites for development. 

7.4 This consultation document contains the Council’s suggestions on the location of strategic sites for housing, employment, shopping and other development. At the next stage of the Core Strategy, the Council will have to decide whether such sites should be shown as broad locations for growth or site allocations. 

7.5 The Core Strategy does not deal with minerals and waste disposal, as planning policy on these subjects is a county council responsibility, but their relationship with other development plan documents will be explained in the final version of the Core Strategy. 

Key Diagram 

7.6 The Key Diagram at the end of this document illustrates the Council’s emerging spatial strategy. It shows proposed major policy designations, such as the settlement hierarchy.  Also shown is the Council’s emerging thinking on the location of strategic development sites.  

7.7 The Key Diagram does not show matters of detail regarding policy designations and non-strategic development sites. Such detailed will be provided in the Development Policies and Site Allocations Development Plan Documents respectively. 

1. Planning Policy Statement 12 ‘Creating strong, safe and prosperous communities through Local Spatial Planning’
8 Environmental Sustainability Policies

8.1 One of the Council’s key priorities is to reduce our environmental impact and improve environmental sustainability. An ambitious aspirational target of a 60% reduction in the District’s carbon dioxide emissions between 2005/06 and 2021 has been set.  This target is stated in the Council’s Corporate Plan and Nottingham declaration.  

8.2 Core Strategic Objective 12  proposes that development must contribute to the mitigation of, and adaptation to, climate change by making prudent use of resources, minimising pollution and waste, increasing energy efficiency and using low carbon and renewable energy sources. 

8.3 The Core strategy will contribute to the achievement of the above target by ensuring new development is located to minimise additional CO2 emissions and encourage more sustainable travel options. 

8.4 Under National Indicator NI188, the Council must carry out an assessment of likely impacts of climate change on local resources. This will result in actions to adapt to climate change in the District. Relevant actions will be incorporated into the Core Strategy. 

8.5 The PPS1 Supplement on Climate Change requires Development Plan Documents (DPDs) to contribute to sustainability.  DPDs should address the causes and potential impacts of climate change through policies which: 

· reduce energy use; 

· reduce emissions;  

· promote the development of renewable energy resources; 

· use fossil fuels as efficiently as possible, by considering district and combined heat and power in new major development; and 

· take climate change impacts into account in the location and design of development. 

8.6 The Council intends to include a Core Strategy policy covering renewable and low carbon energy, sustainable design and construction, water and flood risk and air quality.  This will ensure that development is climate change proof. 

Renewable and low carbon energy 

8.7 The Government’s Climate Change guidance states that Core Strategies should set a target percentage of energy to be used in new development from decentralised and renewable or low-carbon sources where it is viable.  

8.8 East of England Plan Policy ENG1 states that new development should be located and designed to optimise carbon performance.  The policy advises that: 

· DPDs should set ambitious, but viable proportions of the energy supply of new development from decentralised, renewable or low carbon energy sources.    

· Before targets are set in DPDs, new development of more than 10 dwellings or 1,000 sq metres of non-residential floorspace should secure at least 10% of their energy from decentralised and renewable or low-carbon sources, unless this is not feasible or viable. 

8.9 Regional Plan Policy ENG2 expresses support for the development of new renewable energy power generation facilities. The aim is that 10% of the region’s energy should come from renewable sources by 2010 and 17% by 2020 (excluding offshore wind). 

8.10 A study is being commissioned by the Hertfordshire local authorities, to provide advice on climate change and renewable energy policies. This advice is expected to form the basis for setting targets in the Core Strategy. Targets will be set for residential and non-residential buildings. 

8.11 Major housing growth provides a considerable opportunity for development to take advantage of existing infrastructure and decentralised renewable or low carbon energy supply, such as combined heat and power. Opportunities for these will be considered as part of major housing developments in the District.  

8.12 Development will be planned as far as possible around existing transport nodes. This will minimise further increases in emissions and reduce the need for additional infrastructure. It will also minimise impact on Green Belt areas. Why is the proposed housing area remote from the city centre, therefore?
Sustainable design and construction 

8.13 The Hertfordshire local authorities have produced the ‘Building Futures’ guide. This provides practical guidance on how to make new development more sustainable. Topics covered include water, waste, energy, air, noise, design and the efficient use of land, buildings and materials. It is proposed that the Core Strategy refers to Building Futures. The Core Strategy may also require that planning applications be accompanied by a statement of how sustainability issues have been addressed. 

8.14 The Government’s target is for all homes to be zero carbon by 2016. Before then, the Building Regulations will be revised in line with the energy requirements set out in the Government’s Code for Sustainable Homes. 

8.15 The zero carbon target will be achieved through the Government’s Code for Sustainable Homes. It requires a 10% improvement on energy efficiency above Building Regulations in new homes to achieve Code level one. Currently, it is mandatory for affordable housing to achieve level 3 of the Code.  It is not mandatory for open market housing schemes to achieve any level of the Code. However, all new homes must be rated against the Code’s sustainability categories. 

8.16 The Code is closely linked to changes in the Building Regulations.  By 2016, the Building Regulations will incorporate the sustainability standards of the Code to achieve zero carbon homes. For CO2 emissions, future Building Regulations requirements are likely to be set at: 

· 25% reduction from 2010 (Code level 3’s minimum CO2 standard) 

· 44% reduction from 2013 (Code level 4’s minimum CO2 standard) 

· Zero carbon from 2016 (Code level 6’s minimum CO2 standard) 

8.17 It is proposed that the Core Strategy policy should require all new homes to meet Code level 3. Code level 3 is achievable through energy efficiency improvements alone. In order to achieve above this level, the use of renewables will be required. 

8.18 Therefore, in order to meet higher levels of the Code, new housing development should take into account the potential to incorporate renewables. Housing schemes should also have the ability to be connected to a decentralised, renewable or low carbon energy supply. 

 8.19 The Council would like to move faster than the Building regulations and require higher levels of the Code before 2016. However, the Council will await the outcome of the study referred to in paragraph 8.10 before deciding whether this is possible.  

8.20 The Government’s ‘Lifetime Homes Standards’ ensure that housing is accessible and can be adapted to meet the changing requirements of all occupiers throughout the lifetime of the development. These standards are mandatory. The Council proposes that the Core Strategy policy should require all new homes to have the ability to meet the standards. 

8.21 The Council will require adaptation to climate change and integration of sustainable drainage systems to be fully considered in all new development. 

8.22 The Council will also expect developers of non-residential and mixed use schemes to use BREEAM (Building Research Establishment Environmental Assessment Method).  BREEAM will be used to improve, measure and independently certify the sustainability of development proposals at the planning stage. 

Water and flood risk 

8.23 PPS25 (4) aims to ensure that flood risk is taken into account in the planning process. PPS25 states that new development should be located in areas unlikely to flood. Strategic Flood Risk Assessments (SFRAs) should be carried out by each local authority. 

8.24 East of England Plan Policy WAT 4 states that DPDs should protect flood plains and land liable to flood from development, based on evidence in SFRAs. Sustainable urban drainage systems should be incorporated in all appropriate development. 

8.25 An SFRA covering St Albans and three neighbouring Districts has been produced. Although some parts of the District are affected by flooding from different sources, flood risk is not a significant constraint to development. The only site suggested in this consultation document for possible development where flooding might be an issue, is land east of Redbourn (site H7). The Council intends to carry out a level 2 SFRA of this site, before deciding whether development is feasible. 

8.26 Based on the SFRA, the Council proposes that the Core Strategy policy should:

· Steer development away from floodplains and areas liable to flood. 

· Protect land for future flood storage along the Rivers Ver, Lea and Colne. 

· Prevent development in groundwater flood risk areas around Sandridge. 

· Require sustainable drainage systems where appropriate. 

8.27 Where necessary, site specific flood risk assessments will have to be carried out by developers. These assessments will ensure that all current and future risks of flooding are taken into account in new developments and appropriate mitigation measures identified.  

8.28 East of England Plan Policy WAT2 encourages Water Cycle Studies to address issues of water supply, water quality and waste water treatment. It is not envisaged that these issues will prevent achievement of the level of development proposed in this consultation document. However, several District Councils, including St Albans, are considering undertaking a Water Cycle Study of the area draining into the Maple Lodge sewage works at Rickmansworth. 

8.29 In the interim, the Council will liaise closely with the Environment Agency. The Core Strategy will propose development where it will minimise the need for new water and waste water infrastructure. If it becomes clear that there are capacity problems, development will be phased so it is not built before the necessary infrastructure. 

8.30 The Environment Agency has prepared a Draft Thames Basin River Basin Management Plan. This requires the water environment to be managed to high standards. The plan sets out objectives and actions to achieve environmental improvements and a "good" status for all waters by 2015. 

8.32 The Core Strategy and Development Policies Development Plan Documents will take account of the River Basin Management Plan. This will include requiring new development to be built to high water efficiency standards, such as those in the Code for Sustainable Homes. Also, that habitats should be enhanced and created in a development and the wider environment. 

Air quality 

8.30 Government guidance in PPS23 advises that development plan documents should consider existing and likely future air quality. Air quality may affect the siting of certain types of development. The Council has declared three Air Quality Management Areas  (AQMAs), where air quality is poor. The AQMAs are in Frogmore, central St Albans and at M1 Junction 7. These AQMAs are unlikely to be made materially worse by any proposals in the Core Strategy. However, the Council will carry out a further air quality review and assessment, to reach conclusions on the impact of new development on air quality. 

1. Planning Policy Statement 25 ‘Development and Flood Risk’
9 Green Belt Policies

9.1 The City and District Council staunchly supports protection of the Green Belt and remains strongly opposed to use of the Green Belt to facilitate development. Strategic Objective SO1 requires the council to actively protect, manage and improve the Green Belt to maintain the district’s distinctiveness and to benefit the quality of life. This section should be read in conjunction with Chapter 18 which deals with green infrastructure, the natural environment and countryside. 

9.2 However, development pressures continue to place this land under threat. There are also areas of the countryside that could be improved, in terms of both quality and accessibility, particularly in the south of the District. Overall, there is a need for the Core Strategy to provide a clear strategy for long term management of the Green Belt. 

9.3 The Council attaches great importance to retaining the Green Belt and will seek strongly to resist any Government requirement to encroach upon it, including legal challenge. However, if increased totals are ultimately legally imposed by the Government, it is likely that some development in the Green Belt will be necessary to meet these requirements. The East of England Plan, at para 3.32 states that: 

“Where green belt boundaries are reviewed, the aim should be to release sufficient land to avoid further review before 2031. In preparing Development Plan Documents, provided sufficient suitable land can be identified taking account of locational constraints and other sustainability criteria, the assumption should be made that the rate of development will be the same from 2021 to 2031 as the average 2001 to 2021. Development Plan Documents should test whether this scale of growth after 2021 will be achievable in the local circumstances and, if not, release the maximum area commensurate with sustainable development.” 

9.4 Although the above guidance refers to the strategic Green Belt reviews proposed in East of England Plan Policy SS7, and no such review is proposed in St Albans, the Government Office for the East of England (GO-East) has advised that it is also applicable to more local reviews of the Green Belt.  GO-East’s advice reflects the Government’s guidance in PPG2 (5). 

9.5 Inevitably it will be the housing requirements which are likely to have the biggest impact on the Green Belt and details of this are set out in the next chapter. However, it must be acknowledged that there is already some development in the District which is within the Green Belt, for instance the settlements of Colney Heath, Gustard Wood, Kinsbourne Green, Sandridge, Sleapshyde and Smallford. Any additional development required to meet Government targets will be kept to the absolute minimum compatible with the Councils policies and in any event will be of the order of 1% of the District’s total area at most.   

9.6 At the time of writing this document it is unclear how the recent High Court challenge into the RSS will impact on the Core Strategy. Although the housing requirements of Dacorum and Welwyn/ Hatfield will no longer encroach into St Albans District there could be consequential amendments to other policies including Green Belt policies. HA !!!
1. Planning Policy Guidance Note 2 ‘ Green Belts’
10 Housing Policies
I would say this whole section needs careful consideration and reading in conjunction with Appendix 8.  My initial though is that there seem to be inconsistencies in the way different sites are assessed, and a measure of preferential treatments.
Housing Land Requirements 

Housing targets and long term Green Belt boundaries 

10.1 Policy H1 in the East of England Plan has set a minimum target of 7,200 additional homes within the District in the period 2001-2021, but some of these have already been built or been granted planning permission.   

10.2 However, Policy H1 then continues by stating that “Local planning authorities should plan for delivery of housing for at least 15 years from the adoption date of the relevant development plan documents (6). In doing so they should assume that the average annual average rate of provision after 2021 will be the same as the rates for 2006 to 2021 or 2001 to 2021” In St Albans’ case this is 360 dwellings per year. 

10.3 Consequently, the Core Strategy must plan for the following level of housing:

· 2021-2026 minimum target 360pa = 1,800 additional homes

· Total minimum target 2001-2026 = 7,200 + 1,800 = 9,000

10.4 Also, the Council is required to identify land for additional homes in the 2026-2031 period (see paragraphs 9.3 and 9.4). This will be at the same rate as for 2001-2026 and hence a further 1,800 dwellings will need to be provided for. On this basis, the Council must plan for a minimum of 10,800 additional homes between 2001 and 2031.   

10.5 Providing for this level of housing will inevitably lead to use of Green Belt land. 

10.6 PPG2 (7) advises that when preparing plans, any proposals affecting Green Belt boundaries should be related to a time-scale which is longer than that normally adopted for other aspects of the plan. The PPG goes on to say that “In order to ensure protection of Green Belts within this longer timescale, this will in some cases mean safeguarding land between the urban area   and the Green Belt which may be required to meet longer-term development needs.” 

10.7 The Government Office for the East of England (GO-East) has advised that land for post 2026 needs should be defined as ‘safeguarded land’. This land should only be brought forward for development as and when necessary in the light of monitoring and any future review of the Core Strategy. 

10.8 The East of England Regional Assembly (EERA) is preparing a review of the East of England Plan. The review is extending the time horizon of the Plan to 2031. A consultation on the Review is scheduled for September 2009. This may however, be delayed as a result of the recent High Court ruling on development in the Green Belt (see box below paragraph 1.10). 

10.9 PPS12 indicates that Core Strategies should take a long term view and provide some flexibility. It advises that they should not need to be updated simply because there has been a change in the housing numbers in the regional spatial strategy (RSS). However, the PPS adds that the preparation of core strategies should not be delayed by proposed reviews of RSSs. 

10.10 The Council has sought advice from GO-East on the implications of the East of England Plan Review for the Core Strategy. GO-East’s view is that the St Albans Core Strategy does not need to take any land out of the Green Belt over and above that stated in paragraph 10.4. This reflects the fact that the East of England Plan Review is at an early stage in its preparation. 

Housing land supply calculations 

10.11 Detailed calculations for Housing Land Supply are set out in Appendix 7.

10.12 Dwelling completions since 2001 (2,890) and current commitments (1,440) are expected to contribute over 4,300 dwellings. This leaves the Council short of meeting the housing targets in the East of England Plan (this refers to the local target of 7,200, which it has accepted). Therefore, other potential sources of supply need to be examined. Identification of possible sites is being done through the preparation of a Strategic Housing Land Availability Assessment (SHLAA). 

10.13 The SHLAA adopts a sequential approach to site identification, starting from previously developed land, then other urban sites including undeveloped land and finally on to greenfield sites. There are various potential sources of housing land supply (8). For example, reusing existing non-residential sites (brownfield land such as employment sites, parking or community uses), redeveloping housing sites at a higher density (sometimes called ‘town cramming’), using large private gardens (colloquially known as ‘garden grabbing’), building on urban open space, replacing existing buildings in the Green Belt (including industrial and nursery garden sites), or using Green Belt greenfield sites - or a combination of these.     

10.14 Work on the SHLAA is well advanced. The draft SHLAA will be published for consultation purposes in July, which will assist people in responding to this Core Strategy consultation document. Provisional conclusions in the SHLAA suggest that (in addition to   committed sites), around 470 homes can be built in  existing built up areas on sites identified in the SHLAA, which are consistent with current policy.   Have to look at this, and how it treats the Smallford Glasshouses site (for example!)
10.15 The SHLAA will be completed in autumn 2009 and will help the Council to make decisions on housing sites in the Core Strategy Pre-submission document. The final SHLAA will take account of responses to the draft SHLAA, which may result in more sites being identified. Also, the final SHLAA will reflect the Council’s April 2009 Housing Monitoring Report and further technical work on issues such as the scope for reallocating employment land for housing development. It is the Council’s hope that the final SHLAA will show that housing capacity in the existing built up areas is higher than currently thought. This would reduce the scale of Green Belt releases required.  

10.16 Nevertheless, there remains a large shortfall in relation to the housing targets. It is, therefore, necessary to consider the following further potential sources of supply: 

· Windfall allowance 

· Green Belt sites 

10.17 Windfall sites are previously developed sites which cannot be identified in the LDF, but which become available unexpectedly. PPS 3 (9) states that windfall allowances should not be included in the first 10 years of land supply unless local planning authorities can provide robust evidence of genuine local circumstances to prevent specific sites being identified. 

10.18 In St Albans District, windfall sites have historically been a major source of housing land supply, contributing about 200 dwellings per annum since 2001. For the reasons explained in Appendix 7, the Council considers there are genuine local circumstances that justify making the following windfall allowance: 

	Period
	Dwellings per annum
	Total

	2011-2021 
	70
	700

	2021-2026 
	100
	500

	2026-2031 
	100
	500

	Total 2011-2031 
	1,700


10.19 Set out below is a summary of the Council’s estimates of the level of housing that can be accommodated without further building in the Green Belt: 

	 
	2001-2021 
	2021-2026 
	2026-2031 
	Total 2001-2031 

	Completions 2001-2009 
	2,890
	 
	 
	2,890

	Committed sites 
	1,440
	 
	 
	1,440

	SHLAA urban sites 
	470
	 
	 
	470

	Windfall allowance 
	700
	500
	500
	1,700

	Total 
	5,500
	500
	500
	6,500

	Minimum homes to build 
	7,200
	1,800
	1,800
	10,800

	Shortfall 
	1,700
	1,300
	1,300
	4,300


There is very little scope to increase the housing capacity estimates by assuming higher housing densities, mainly because most of the identified sites already have planning permission for housing. 

10.20 About 650 homes are estimated on Green Belt sites where the Council has already supported the principle of housing development, or Green Belt sites that are wholly or mainly developed: 

	Green Belt sites 
	Estimated dwellings 

	Sites already supported by the Council Oaklands College  sites at the Smallford and Highfield Campuses)   Now suspect !!
	100

	Sites wholly or mainly developed  
	550

	Total 
	650


10.21 The Council’s commitment to the Green Belt has been set out in the preceding chapter. The Council regards the Green Belt as one of the District’s major assets and feels very strongly that it should not be eroded. However, given Government imposed requirements the Council concludes with great reluctance that the housing land shortfall constitutes ‘exceptional circumstances’ in terms of PPG2, meaning that Green Belt boundary adjustments are required. The Council will keep any release of Green Belt land to the absolute minimum consistent with securing a ‘sound’ Core Strategy. Also, the Council hopes that further work over the next few months will show that the District’s urban capacity is higher than estimated above, thus reducing the scale of Green Belt releases required (see paragraph 10.15). 

10.22 Therefore, unless additional urban capacity can be identified this still leaves the following shortfall to be met on Green Belt sites which are currently wholly or mainly in green and open use: 

	2009-2021 
	1,050

	2021-2026 
	1,300

	2026-2031 
	1,300

	Total 2009-2031 
	3,650


10.23 Assuming an average density of 35 dwellings per hectare (14 per acre) (10), this implies just over 100 hectares of housing development by 2031 on Green Belt sites. Some further Green Belt land would be needed for associated development such as schools and local shops. In total, this would occupy slightly under 1% of the District’s land area would be built on. This would increase the percentage of land excluded from the Green Belt in the District from 19% to 20%. 

Areas of Search and Other Potential Strategic Housing Sites 

10.24 In its 2007 consultation document, the Council identified 8 specific Areas of Search in the Green Belt for possible urban extensions to the built up areas of St Albans, Harpenden and London Colney. The intention of these was to address the District’s long term growth needs.  It was considered that each area could potentially accommodate large scale development of 400+ homes and/or employment uses, plus associated transport and community infrastructure. The options were as follows: 

· Area of Search No. 1 - South west of St Albans 

· Area of Search No. 2 - South east of St Albans 

· Area of Search No. 3 - West of London Colney 

· Area of Search No. 4 - South of London Colney 

· Area of Search No. 5 - East of St Albans 

· Area of Search No. 6 - Smallford 

· Area of Search No. 7 - North of St Albans 

· Area of Search No. 8 - North of Harpenden 

10.25 Following a review of comments received, need and suitability of each of these, it is the Council’s intention to: 

· No longer pursue possible development on Areas of Search 2 (south west part), 4, 6 and the north western part of Area 8. 

· Proceed only on Areas 1 and 5 (for housing) and the north eastern part of Area 2 (for employment/hotel) before 2026. 

· Define Area 7 as safeguarded land for long term needs, probably post 2026. 

· Give further consideration before the Pre-submission stage as to whether Area 3 and the south eastern part of Area 8 should be proposed, probably as safeguarded land for long term needs. 

The reasoning for this is set out in Appendix Appendix ‘8 Assessment of Potential Strategic Housing Sites’. 
10.26 As well as these Areas of Search, the Council has been considering a number of other potential strategic housing sites. Appendix 8 also includes an assessment of these sites, which all have an estimated capacity for 100 or more homes.  

10.27 Based on the provisional conclusions in Appendix 8, the table below shows the proposed strategic housing sites for the period to 2026. Also, the table indicates the proposed timing of development.  The Council considers that the release of Green Belt sites should be subject to a phasing policy, to prevent development taking place before it is needed. However, the phasing policy will be framed to ensure that Government targets for a 5, 10 and 15 years’ supply of land can be met. 

	Proposed Strategic Housing Sites for the period to 2026    (see Key Diagram)   

	Site Ref. 
	Location 
	Estimated number of dwellings 
	Additional guidance 

	H1 
	OaklandsCity Campus, St Albans
	329
	Committed site – development started.

	H2 
	St AlbansCity Station (south of Victoria Street)
	373
	Committed site – development started.

	H3 
	King Harry Lane Playing Fields, St Albans
	276
	Urban Greenfield site – Outline permission granted for housing on north part.

	H4 
	London Road/Alma Road
	100
	Urban previously developed site – no current planning permission.  Alternatively, could possibly be used for a school (see paragraph 14.5).

	H5 
	HarperburyHospital, Radlett
	350
	Green Belt site, previously developed land.  Housing and healthcare development proposed.

	H6 
	Building Research Establishment, Garston
	150
	Green Belt site, previously developed land.  Housing and new buildings for BRE proposed.

	Area of Search (AoS) 1 
	South west of St Albans:

Bedmond Lane
	1,000-1,200
	Green Belt, greenfield site.  Development must await adoption of Core Strategy in 2011.

	AoS 5 (south west part) 
	East of St Albans: BeaumontSchool playing fields/Winches Farm Drive
	150
	Green Belt site, in green and open use.  Development must await adoption of Core Strategy in 2011.

	AoS 5 (north part) 
	East of St Albans: OaklandsCollege Smallford Campus, South of Sandpit Lane
	800-1,000
	Green Belt, greenfield site.  Proposed timing = 2021-2026, but some development pre 2021 may be necessary.

	Total 
	3,530-3,930
	 


10.28 It is proposed that the following site be excluded from the Green Belt and designated as safeguarded land for post 2026 needs – see paragraph 10.29: 

	Proposed Safeguarded Land for post 2026 needs (see Key Diagram) 

	Site Ref. 
	Location 
	Estimated number of dwellings 
	Additional guidance 

	AoS 7 
	North of St Albans: Harpenden Road/Sandridgebury Lane 
	600-1,000
	Some development may be necessary pre 2026 – see paragraph 10.29.


10.29 Given the above, the housing land supply position can be summarised as follows: 

· Proposed strategic housing sites for the period to 2026 – these sites (see paragraph 10.127) have an estimated capacity of around 3,500-3,900 homes.  This consists of nearly 1,100 homes on urban sites, 500 on Green Belt sites wholly or mainly developed and 1,950-2,350 on Green Belt sites wholly or mainly in green and open use.  

· Proposed safeguarded land for post 2026 needs – the proposed site (see paragraph 10.28) has an estimated capacity of 600-1,000 homes. 

· Taking account of the proposed strategic housing sites and safeguarded land, there is a shortfall of between nil and 400 homes for the period to 2026 and 300-700 homes for 2026-2031. 

10.30 At the Core Strategy Pre-submission stage, these shortfalls will be met from one or more of the following sources:

· Additional urban capacity, as defined through the final version of the SHLAA. 

· Minor adjustments to the Green Belt, involving non-strategic sites with a capacity of less than 100 homes.  Any such sites will be identified in the Site Allocations Development Plan Document.  The Council’s initial view is that fewer than 250 homes should be assumed from this source. 

· Commencing development of Area of Search 7 before 2026. 

· Identifying additional Green Belt locations as strategic housing sites or safeguarded land. 

10.31 With regard to bullet point 4 in paragraph 10.30, the following sites are regarded as possible additional Green Belt releases.  It is likely that some, but not all of these sites will be needed. 

	Possible additional Green Belt releases (see Key Diagram) 

  

	Site Ref. 
	Location 
	Estimated dwellings 
	Additional guidance 

	AoS3 
	West of London Colney
	Up to 900
	If any of these sites are released from the Green Belt, they will probably be designated as safeguarded land (for post 2026 needs), but some pre 2026 development may be necessary. 

	AoS8 (south east part) 
	North of Harpenden: Luton Road/Ambrose Lane
	300
	

	H7 
	East of Redbourn: south of Harpenden Lane
	100
	

	H8 
	NicholasBreakspearSchool playing fields, Colney Heath Lane, St Albans
	150
	

	Total 
	Up to 1,450 
	 


10.32 Given the Government’s housing targets and the likely scale of development in the Green Belt land, the Council expects to exceed the national target of 60% of housing on previously developed land only until 2021. After this date, the need for Green Belt sites will probably result in a much lower percentage on previously developed land. The Council’s provisional targets for the proportion of housing development on previously developed land are as follows: 

	Time period 
	% on previously developed land 

	Up to 2021 
	65%

	After 2021 
	25%


10.33 The Council’s choice of housing sites at the Core Strategy Pre-submission stage may be different from that stated in this consultation document. This is because the basis for selecting sites, will take into account: 

· the responses to this consultation; 

· any published revisions to the RSS or Government policy; 

· the finalised SHLAA.; 

· the final sustainability appraisal report; and 

· the outcome of further technical work on the potential strategic housing    sites, particularly on transport issues. 

Housing density 

10.34 Strategic Objective SO4 emphasises the need to make best use of land in urban areas. This strategic objective echoes Government guidance in PPS3. This advises on the need to use land efficiently and states that local planning authorities should develop housing density policies. Authorities can also elect to set out a range of densities across the plan area. Where authorities wish to plan for densities below the national minimum density of 30 dwellings per hectare, this will need to be justified. 

10.35 The Council proposes to include a policy on housing density in the Core Strategy. It is considered that this policy should be based on a zonal approach. This approach will take account of the character and accessibility of different parts of the District. Higher densities will be encouraged in the more urbanised and accessible locations. 

10.36 For each zone, guidance will be given on housing density and also on residential car parking standards and amenity space standards. The Core Strategy will establish the broad policy framework and greater detail will be included in the Development Policies Development Plan Document. It is proposed that the broad policy framework should be along the following lines: 

	Zone 
	Areas to be covered 
	Broad policy framework 

	Central 
	· St Albans city centre 

· Harpenden town centre 
	High density, low parking, reduced amenity standards.

	Urban 
	· Areas close to the central zone 

· Fleetville 

· Other areas may be included, for example, possibly part of London Colney 
	Medium density, moderate parking provision and slight relaxation on amenity standards.

	Suburban and village 
	· Rest of the District 
	Low or medium density (mainly above 30 dwellings per hectare), no relaxation in parking or amenity standards.  What about sustaiuability targets ??


Housing mix and tenure 

10.37 Strategic Objective SO6 draws attention to the need to provide more affordable homes and support a diverse housing market which provides access to good quality housing for all the District’s residents. 

10.38 PPS3 stipulates that local planning authorities should plan for a mix of housing to meet the needs of the different types of households that are likely to require housing over the plan period. Authorities are required to include policies in their LDF, based on the findings of a Strategic Housing Market Assessment (SHMA). 

10.39 St Albans District Council, together with neighbouring authorities and Hertfordshire County Council, is producing the London Commuter Belt (West) SHMA.  Publication of the draft SHMA is expected in summer 2009. The SHMA will replace earlier housing needs studies and the core outputs will include estimates of: 

· future households requiring market housing and affordable housing;

· the sizes of housing required; and

· household groups who have particular housing requirements such as families, older people, key workers, black and minority ethnic groups and disabled people. 

10.40 Based on the findings of the SHMA, the Core Strategy will provide policy guidance on the mix of housing types and sizes required to meet the needs of people throughout their lifecycle, including starter homes, family housing and retirement housing. Larger sites will be required to provide an appropriate mix of house types and sizes. The policy will also refer to the housing needs of the following groups of people: 

· Young people, including students, many of whom find it difficult to afford adequate housing locally. 

· Families. A high proportion of new housing in the District in recent years has been either high density flats or large family houses.  There is a need for an increased supply of modest sized family housing, including affordable homes. 

· Older people, particularly as we have an ageing population. Policy approaches may include meeting the accommodation needs of the frail elderly, with a commitment to lifetime homes, adapted properties and extra care housing. 

· Black and ethnic minority communities, especially as they now make up about 10% of the District’s population. 

10.41 Despite recent falls, house prices in the District remain very high. The need for more affordable housing is a key issue, as recognised in Strategic Objective 6.  

10.42 PPS3 defines affordable housing and states that affordable housing includes ‘social rented housing’ and ‘intermediate housing’ (see definition of affordable housing in Appendix 11). The PPS indicates various affordable housing issues which should be tackled in LDFs. According to the PPS, affordable housing targets should reflect an assessment of the likely economic viability of land for housing within the area. 

10.43 Policy H2 in the East of England Plan states that Development Plan Documents should set appropriate targets for affordable housing. The policy states that at the regional level, 35% of housing permitted after publication of the Plan (May 2008) should be affordable. However, the Plan adds that targets of more than 35% may be justified in the more pressurised areas. 

10.44 The Council’s conclusions on affordable housing will be informed by the SHMA. Because there is a requirement in PPS3 for a viability assessment, the council has commissioned, jointly with Welwyn Hatfield Borough Council, a Development Economics Study (DES). 

10.45 Whilst firm conclusions must await the SHMA and DES, the Council’s provisional proposals on the key affordable housing issues are set out in the following table: 

	Key affordable housing issues 
	Provisional conclusions 

	Overall District-wide target for affordable housing 
	Target: An average of 100 affordable homes per annum.

	Targets for social rented and intermediate housing 
	It is proposed to set separate targets for social and intermediate housing.  The targets will reflect the main priority to provide social rented housing, but intermediate housing is also needed, particularly intermediate rental properties. 

	Size and type of affordable housing 
	A range of sizes and types of affordable properties will be required.

	Site size threshold for affordable housing 
	PPS3 sets a national indicative site size threshold of 15 dwellings for requiring affordable housing, but allows for lower thresholds where viable and practical.  The Council considers that a lower threshold is justified in St Albans District, because of the very high house prices and the substantial amount of house building on relatively small sites. 

Target: 10 or more dwellings.

	Percentage target for affordable housing  
	Either 35% (based on East of England Policy H2)

Or 40%, because of local affordability problems and as East of England Plan allows higher targets in more pressurised areas.

	Mixed communities 
	In order to integrate affordable housing in the community, affordable housing on larger sites should be dispersed in small groups throughout the site. 

	Approach to seeking developer contributions 
	All sites for 9 or fewer dwellings: developer financial contributions will be required for off-site provision of affordable housing. 

Sites for 10 or more dwellings: affordable housing should almost always be provided on-site, so developer contributions for off-site provision will not normally be required. 

	Affordable housing in Green Belt Settlements 
	Local Plan Policy 8 allows for small scale affordable housing schemes in Green Belt Settlements for people with strong local connections with the parishes concerned.  This broad approach should be retained.


Gypsies, Travellers and Travelling Showpeople 

10.46 The East of England Regional Assembly (EERA) has produced a draft revision to the East of England Plan, providing guidance on ‘Accommodation for Gypsy and Travellers and Travelling Showpeople’. Following an examination in public, the Government has issued its Proposed Changes to the draft Revision. Final approval of the revised policies is expected later in 2009.  

10.47 The Proposed Changes document claims that there is an urgent need to address the shortage of permanent and transit accommodation for Gypsies and Travellers.  Proposed Policy H3 sets targets for minimum additional residential pitches 2006-2011 to meet the existing backlog. Between 2011 and 2021, an annual 3% compound growth in the number of pitches in each District is proposed. A pitch constitutes space for one gypsy household and usually contains a static caravan or mobile home and a touring caravan. 

10.48 The number of existing and proposed residential pitches in St Albans District is shown below:

	Authorised pitches in  2006 
	Minimum additional pitches 2006-2011 
	Minimum additional pitches 2011-2021 
	Minimum pitches 2021 

	52
	28
	24
	102


10.49 St Albans District has more gypsy pitches than any other District in Hertfordshire. In the regional strategy, the District is also proposed to have the County’s highest increase in pitch numbers over the period to 2021. Between 2006 and 2021, the number of pitches in the District is currently proposed to double.  The Council will have to plan for whatever total is included in the final policy but considers the current proposals to be unnecessarily burdensome for a district that has provided more pitches than any other authority in Hertfordshire. 

10.50 Proposed Policy H3 also states that local authorities should work together to establish a network of transit pitches.  Provision should be made through Development Plan Documents for 20 additional transit pitches in Hertfordshire by 2011.  Two sites are needed, one in the south west of the County, the other in the north east, but the council does not propose to consider promoting such a site.  The proposed policy gives no guidance on further provision of transit pitches beyond 2011. 

10.51 Finally, proposed Policy H4 deals with provision for travelling showpeople.  In Hertfordshire, the policy proposes 20 additional plots by 2011 and indicates that the needs are in Broxbourne and East Hertfordshire Districts but not in St Albans District.  Beyond 2011, Development Plan Documents should plan for an annual 1.5% compound increase in plots.  A plot is similar to a gypsy pitch (see paragraph 10.42), but also has space for storage of fairground equipment.  

10.52 The Core Strategy will include a policy on gypsy and traveller accommodation, taking account of Policies H3 and H4.  This policy will explain how the District’s pitch requirements are to be met.  Criteria will be included in the policy to guide the selection of sites.  Sufficient sites will be identified in the Site Allocations Development Plan Document to meet the Policy H3 target.  The criteria will also be used to decide planning applications on other sites.  

10.53 It is proposed that the wording of the criteria will be based on the Government’s guidance and should include:

· convenient location close to community and social  facilities and services, such as schools, shops and medical care; 

· good access from the road network and accessible by public transport, cycling and walking; 

· serviced by water and electricity; 

· location on relatively flat land, away from flood risk areas and hazardous   sites; 

· design issues,  such as landscaping.
1. It is unlikely that the Core Strategy will be formally adopted before 2011 and hence the 15 year period would run to 2026. 

2. Planning Policy Guidance Note 2 ‘Green Belts’ (and see also paragrphs 9.3 and 9.4 above). 

3. ‘Hertfordshire Guide to Growth – 2021’, published by the University of Hertfordshire provides useful guidance. 

4. Planning Policy Statement 3, ‘Housing’ 

5. Government advice in PPS3 is that 30 dwellings per hectare net (12 per acre) should be used as a national indicative minimum until local density policies are in place 
11 Employment Policies

Background 

11.1 Chapter 2 in this consultation document contains some background information on employment opportunities and explains that the District has very little employment development land and high levels of out-commuting.  

11.2 One of the key strategic priorities in the SCS is “creating a diverse and sustainable economy for the 21st century”. To help achieve this priority, Strategic Objective SO7 aims to support a sustainable, prosperous and diverse economy and build the District’s economic competitiveness by responding positively to economic change. 

11.3 East of England Plan Policies E1-E3 provide the main context for how development plan documents (DPDs) should plan for employment development: 

· E1: DPDs should enable the achievement of the indicative job growth targets.  Hertfordshire’s 2001-2021 target is 68,000 net growth in jobs, but may be revised through testing in DPD preparation. 

· E2: DPDs should ensure an adequate range of sites/premises for the full range of sectors.

· E3: DPDs should identify strategic employment sites to meet needs identified through employment land reviews.  Hertfordshire is a proposed location for strategic sites. 

11.4 The District has a highly skilled workforce, which is comparable only to Cambridge in the East of England region and experiences net out-commuting to high grade jobs.  Another relevant factor is the District’s proximity to the University of Hertfordshire, which is one of the country’s leading business orientated universities. Therefore, the District’s job growth should be concentrated primarily in offices, professional and managerial and knowledge based activities if out commuting is to be reduced, and not in low skilled, low income jobs such as those generally found in distribution and warehousing. The high skill levels of a large section of the population are matched by high income levels and high house prices. Furthermore, the average pay of residents in the District is around 33% higher than the average for District based jobs. 

11.5 82% of the District’s residents of working age are economically active. This is above the regional (81%) and national (79%) averages.  

Employment land studies 

11.6 Part of the Council’s evidence base for employment land planning is the ‘Interim Central Hertfordshire Employment Land Review’ (2007), covering St Albans, Hertsmere and Welwyn Hatfield Districts. However, the main evidence document is the ‘Hertfordshire London Arc Jobs Growth and Employment Land’ study (2009). This covers seven Hertfordshire Districts, including St Albans. 

11.7 The Hertfordshire London Arc study advises on overall job growth targets, but concentrates mainly on land requirements for the ‘B classes’ (11): The key conclusions and recommendations from both employment land studies are shown in the table below and further details can be found in Appendix 4: 

	Topic 
	Conclusion/recommendation 

	St Albans District: Quality of employment sites 
	Most sites are good or average, few sites are poor.

	St Albans District: Current employment land availability 
	There is virtually no employment development land.  Why not?  Because most of it has been developed for housing !!

	Safeguarding of existing B class employment sites 
	Sites should be retained in employment use - unless no longer suitable and viable for employment use, or they are replaced by new sites. Correct !!

	Industrial and warehousing: floorspace targets 2006-2026 
	St Albans District: estimated demand = 9,000 sq metres (excluding committed sites), but this is not a target.  The industrial and warehousing land stock should remain roughly constant. 

Final District level targets are to be agreed between the seven Districts.

	Offices: St Albans District floorspace target 2006-2026 
	Suggested Indicative target (floorspace net increase) = 80,000 sq metres (excluding committed sites).  This assumes a new business park in St Albans (see below). Interesting !!
Final District level targets should be agreed between the seven Districts.

	New office development sites 
	Two major high quality business parks (which could include some industry as well as offices) are proposed:

· St Albans city (east or south east side) 

· Hatfield (west side) 

St Albans city centre: no net floorspace increase is assumed.

	St Albans: Total jobs change 2006-2026 implied by suggested floorspace targets 
	· Industrial and warehousing: -1,900 

· Offices:                                  4,300 

· Non B class jobs                      200 

· Total jobs                              2,600 


Job growth in existing built up areas 

11.8 The lack of land for B class development in St Albans District is an important issue for the Core Strategy.  However, some job growth will occur even if no new B class sites are proposed, such as through: 

· Redevelopment schemes in existing employment sites. 

· Increased home working, including possibly live/work developments. 

· Non-B class jobs, for example, in shops, healthcare, and hotels. 

11.9 Job growth from the above sources is unlikely to provide for all the District’s increasing workforce. This means that net out-commuting will probably increase without additional land for B class development. The Council does not favour a significant increase in out-commuting on sustainability grounds. Nor is increased out-commuting favoured for economic development reasons, as the Council does not want the District to become more of a dormitory area. 

11.10 The Council has examined the potential within the existing built up areas for new B class development, but the scope is very limited. There is little potential for more offices in the centres of St Albans and Harpenden because of traffic and conservation constraints  Why not near the stations;  or has the pass already been sold?. The 2007 consultation document mentioned the gas holders site in Griffiths Way, St Albans as a possible office site, but this now seems unlikely for traffic and development viability reasons. 

11.11 Another issue which affects the employment land supply is whether there should be further losses of existing B class sites. Limited continued losses are expected and the Council will carry out a more detailed assessment before the Core Strategy Pre-submission stage to quantify the likely scale of such losses.  

11.12 The Council’s emerging policy towards existing B class sites is as follows:

· 1994 Local Plan allocated employment sites: safeguard most sites for continued B class use, but decide at the Core Strategy Pre-submission stage whether a few sites should be used for other purposes. 

· Unallocated employment sites: allow losses to other uses, but decide at the Pre-submission stage whether any sites should be designated as employment areas and safeguarded for B class uses. 

Green Belt employment sites 

11.13 It is concluded that the District has a serious shortage of potential employment development land in the built up areas. Therefore, and despite the Council’s strong commitment to retaining the Green Belt, it is felt that exceptional circumstances exist that justify the release of some limited Green Belt land for B1 office/business park development.  For the avoidance of doubt, the Council does not support the release of any Green Belt land for B8 warehousing uses. 

11.14 Appendix 9 provides an assessment of six potential strategic employment sites in Green Belt locations. Three of these sites are in the Areas of Search (see paragraph 10.23) for possible major development. Two Areas of Search suggested in 2007 as possible sites for employment development are not considered in Appendix 9:   

· Area of Search 1 (south west of St Albans): not proposed for employment development, because it is too close to the planned major business park at Maylands Gateway (Hemel Hempstead) and because this location is proposed largely for residential development. 

· Area of Search 4 (south of London Colney): not proposed for similar reasons to those stated in Appendix 8 for rejecting housing development.  The reasons include doubts over whether the land will be made available. 

11.15 In addition, Appendix 9 does not assess the possible strategic rail freight interchange on the former Radlett Aerodrome site, near Park Street. This reflects the District’s highly skilled workforce and because the Hertfordshire London Arc Employment Study does not endorse any need for a major new warehousing development. The Council will resist any such proposals in the Green Belt. 

11.16 Based on the assessment in Appendix 9, the Council concludes provisionally that the Core Strategy should propose the following strategic employment sites: 

· A high quality business park in London Road, St Albans, close to the London Colney Roundabout (within the south-east part of Area of Search 2); 

· Expansion of the Rothamsted Research site in Harpenden; 

· Redevelopment of the Building Research Establishment site in Garston, including new buildings for BRE. 

These proposals are intended to retain existing and provide new high order knowledge based jobs, well suited to the skills of the local workforce. The proposals at Rothamsted and the BRE will need to be for ‘high tech/high spec’ state of the art green developments, which can showcase cutting edge environmentally efficient and carbon neutral development. 

11.17 The table below sets out provisional conclusions on the other potential strategic employment sites assessed in Appendix 9 – these sites are shown below as possible additional strategic employment sites. 

	Proposed Strategic Employment sites (see Key Diagram)   

	Site Ref. 
	Location 
	Additional guidance   

	E1 

Also, Area of Search (AoS) 2 (north east part) 
	London Road (adjacent to cemetery), St Albans
	High quality, well landscaped 14 hectare business park on land north of the cemetery   In order to provide scope for a business park of at least 80,000-100,000 sq metres floorspace, as recommended in the Hertfordshire London Arc study, the Council may decide at the Core Strategy Pre-submission stage to include additional land east of Nightingale Lane. 

Timing of business park to be decided at Core Strategy Pre-submission stage.

Complementary uses: Hotel proposed south of cemetery) and possibly mini park and ride.

	E2 
	Rothamsted Research, West Common, Harpenden
	Extension of Rothamsted Research south of Local Plan employment area EMP.3A, to meet its expansion needs and accommodate firms carrying out complementary knowledge based office and research and development activities.  Land area of the extension likely to be 5-10 hectares - to be decided at the Core Strategy Pre-submission stage.

	E3 
	Building Research Establishment (BRE), Garston
	Redevelopment of part of the currently developed part of the site for continued use by BRE and related knowledge based office and research and development activities.  Remainder of the currently developed land proposed for housing (see paragraph 10.27). 

	Possible Additional Strategic Employment Sites (see Key Diagram) 

	E4 
	Roehyde (south west of A1(M) Junction 3, Colney Heath (west of Hatfield)
	Possible high quality, well landscaped business park, to eventually contain at least 80,000-100,000 sq metres floorspace.    Should include firms that would benefit from proximity to the University of Hertfordshire and be physically linked to the University campus. 

Complementary use: Hotel

Might be instead of the London Roadsite (see above) or in addition to it.

Further technical work needed and discussions with Welwyn Hatfield Council on the principle and timing of this possible business park.  A decision will be made at the Core Strategy Pre-submission stage. 

	E5 

Also, AoS 7 
	Extension to Local Plan employment area EMP.8 (Porters Wood), St Albans
	Area of Search 7 is a proposed Green Belt release for long term development, probably post 2026.  The Council may decide that some of the land should be used as an extension to employment area EMP.8.


Further work prior to pre-submission stage 

11.18 Further technical work will be undertaken and discussions held with neighbouring District Councils and other stakeholders before final decisions are reached on employment land issues at the Core Strategy Pre-submission stage. Issues that the Council still has to reach firm conclusions on include: 

· which existing B class sites should be safeguarded; 

· which Green Belt sites should be proposed for employment development; and. 

· the proposed indicative job growth target for St Albans District. 

1. B1 = business use (i.e. offices, research and development, light industry), B2 = general industry and B8 = storage and distribution (i.e. warehousing) 
12 Shopping Policies

Background 

12.1 Core Strategic Objectives SO8 and SO9 indicate that the Council aims to:

· Promote St Albans city centre as an attractive, vibrant and competitive place for commercial, civic and cultural activity and improve the vitality and viability of the centre. 

· Enhance the vitality and viability of Harpenden town centre and the  district, local and village centres.

12.2 Government guidance in PPS 6 requires Councils to adopt a sequential approach to meeting future retail needs. This means giving priority to town centre sites, then edge-of-centre sites and finally out-of-centre sites. Non-town centre sites should not be chosen unless there are no suitable and available sites in town centres.            

12.3 Policy E5 in the East of England Plan states that major new retail development should be located mainly in regional centres and major town centres. The policy requires Development Plan Documents (DPDs) to identify a network of local town centres, district centres, neighbourhood centres and village centres. The text below Policy E5 calls for DPDs to define the future role of out-of-town centre retail sites, including Colney Fields. 

Retail hierarchy 

12.4 The Council proposes to define a retail hierarchy as follows:

· Major town centre (St Albans) 

· Town centre (Harpenden) 

· District Centres (Fleetville, Marshalswick, Southdown) 

· Local centres (To be defined in the Development Policies DPD) 

· In addition there are three retail parks: 

· Alban Park, Hatfield Road,(St Albans) 

· Colney Fields (London Colney) 

· Griffiths Way(St Albans) 

12.5 In addition to the above hierarchy, the Core Strategy will also address the future role of the various retail parks in the District, particularly the former Gas Works Site, in Griffiths Way, St Albans (see Appendix 10). 

Shopping Hierarchy and Possible Future Shopping Development (Popup full image)  
12.6 RSS Policy E5 describes St Albans as a ‘Major Town Centre’, where major new retail development and complementary town centre uses should primarily be located. However, its retail market share in the sub region has been declining over recent years and this will continue without any major injection of new retail floorspace. A continuing decline will have a negative effect on the vitality, viability and customer attractiveness of the City Centre, contrary to the objectives set out in the draft City Vision and Strategic Objective SO8. 

12.7 The quantitative forecasts in the Council’s 2009 Retail Study Update (see Appendix 4) should be treated as a broad indication of need, not a maximum or minimum target that must be met. This is particularly so beyond 2016. These forecasts assume a constant market share, but a large shopping scheme in St Albans city centre could increase the city’s market share, thus increasing the floorspace need. The forecasts take the growth of internet shopping into account. 

12.8 The Retail Study also looked at qualitative factors.  Some of the key points are:        

· St Albans city centre is healthy and vibrant, partly due to the market and the specialist independent retailers. However, it lacks a department store and a major foodstore and has a limited supply of larger shop units.   

· Harpenden has a vital and viable town centre and foodstore provision is strong, but non-food shopping is limited and has been declining. 

· District centres generally have a good mix of shops and other facilities; local parades have an important retail and service role. 

· There is good provision of out-of-centre foodstores and retail warehouses, particularly in the south of the District. 

The importance of markets and the influence of internet shopping 

12.9 In developing its core retail policy, the Council has acknowledged the importance of the general markets in St Albans as well as the regular farmers’ markets in St Albans, Harpenden and Wheathampstead and the occasional French, Italian and German markets in improving the attractiveness of the District as a retail destination of choice. It is also mindful of the changing patterns of retail expenditure nationally, particularly the increasing demand for internet shopping on not only high end comparison goods but also everyday convenience goods. 

Comparison goods (non food) floorspace needs up to 2026 

12.10 The key findings of the 2009 Retail Study are set out in Appendix 4. With regard to comparison goods retailing, the study identifies a quantitative need for additional floorspace of 14,000 sq m in St Albans and 2,600 sq m in Harpenden. 

12.11 However, for St Albans City Centre alone, there is estimated to be a need for an additional 20,000 sq m of comparison floorspace, which suggests that, in the City Centre the existing non-food retail floorspace would need to be nearly doubled and that there will be a gradual contraction of retailing in the outer areas of the City. The Council would support new retail development which includes a department store as an anchor to a mixed use development, for which there is a qualitative deficiency at present. 

12.12 Two possible areas for new retailing provision were put forward in the 2007 consultation document:

· Land west of St Peter’s Street; and 

· The Civic Centre area, east of St Peter’s Street. 

The City Vision project will include a detailed master plan exercise for key sites within the City Centre and will look in detail at retail and leisure opportunities. The work will be broad in its scope, covering all relevant issues for the creation and delivery of the Vision, not just those related to spatial planning. Further details regarding these two possible options and the possibility of further out-of-centre shopping at Griffiths Way and Colney Fields can be found in Appendix 10.  

12.13 The suggested emerging strategy is set out on the table below:

	Location 
	Emerging strategy for comparison retailing   

	St Albans city centre 
	The Council’s main priority is to secure a retail led mixed use development scheme.  This should be located one of the following locations (see Key Diagram), or possibly both in the long term: 
SH1:   West of St Peter’s Street (Drovers Way)

SH2: East of St Peter’s Street (Civic Centre). 

The development should include space for larger chain stores, smaller specialist retailers and possibly a department store. A decision on location will be included in the Core Strategy Pre-submission document, informed by the St Albans City Vision master planning stage.

	Harpenden town centre 
	No substantial non-food shopping development is proposed, particularly given the low assessed ‘need’.

	Griffiths Way (gas works site), St Albans 
	SH3 (see Key Diagram): The gas holders site has potential for more retail warehousing development.  The Council will reach a decision on this possibility at the Core Strategy Pre-submission stage.  The decision will reflect whether all the need for non-food shopping can be met in the city centre.  Also, the Council will research whether there is a qualitative need for more retail warehousing, including bulky goods such as furniture, which cannot be met in the city centre.



	Colney Fields, London Colney 
	SH4 (see Key Diagram): The Council will give consideration to using the Ridgeview site to extend the retail park and will reach a decision on this at the Pre-submission stage.  The decision will reflect whether all the need for non-food shopping can be met in the city centre.  It will also be based on an assessment of whether expanding Colney Fields would harm the vitality and viability of the city centre.  Should any further extension of Colney Fields be considered necessary and acceptable, it will be necessary for it to be based upon a Master Plan acceptable to the Council. 


Convenience goods (food) floorspace needs 

12.14 The 2009 Retail Study identified a quantitative need for an additional convenience floorspace of 1,700 sq m in St Albans and 2,900 sq m Harpenden by 2026. For St Albans, a qualitative need for additional convenience floorspace was identified in the City Centre. 

12.15 The Council’s 2007 consultation sought views on three possible sites for a new food superstore in the St Albans area:

· FS1 (East of St Albans City Centre) 

· FS2 (North of St Albans City Centre) 

· FS3 (North of St Albans) 

However, it did not suggest any possible sites for a foodstore in the Harpenden area.

12.16 Appendix 10 includes an assessment of sites FS1-FS3 and potential foodstore sites in St Albans city centre.

12.17 PPS6 advocates a sequential approach to meeting future retail needs i.e. looking for town centre sites initially and only allocating edge of centre or out of centre locations in the absence of any suitable town centre sites. In light of this Government guidance, the Council considers that the opportunity to secure a new food store as an anchor to a mixed-use redevelopment scheme (either west of St Peter’s Street or within the Civic Centre area, east of St Peter’s Street) still needs further exploration during the master planning phase of the City Vision project. A central foodstore would encourage people to make linked trips, would increase accessibility for those without cars and would improve the attractiveness of the City Centre as a retail/leisure destination. 

12.18 The Council has concluded that, if a suitable city centre site cannot be identified, then either Option FS2 (Harpenden Road, former fire station and adjoining land) or FS3 (Harpenden Roadbehind the Texaco filling station) are the best alternatives.   This conclusion reflects the assessment in Appendix 10, including the existing distribution of superstores in St Albans.  An alternative possibility might be to build a primary school on FS2 (see paragraph 14.5).  

12.19 The Council does not favour Option FS1 (London Road/Alma Road) for new convenience goods floorspace, partly as it is considered too far from the City Centre to bring many qualitative retail benefits and linked trips. Option FS1 is, however, proposed for a mainly residential development on the site for around 100 homes.  It might also accommodate some very limited commercial development.  An alternative possibility might be to build a primary school on this site (see paragraph 14.5).   

12.20  Given the identified need for new convenience floorspace in Harpenden, possible sites for a new foodstore have been considered.  However, there do not appear to be any suitable sites in or near the town centre.  A new out-of-centre foodstore is not favoured, because of the likely harm to the town centre’s vitality and viability, which is largely based on food shopping.   Extensions to existing supermarkets in the town centre and Southdown are acceptable in principle, but it may prove difficult to bring forward acceptable schemes in traffic and conservation terms.  A replacement supermarket in Southdown might be a possibility, if a suitable site can be made available. 

12.21 The suggested emerging strategy is set out on the table below:

	Location 
	Emerging Strategy for convenience retailing 

	St Albans city centre 
	The Council’s main priority is to secure a superstore or large supermarket in the city centre.  This should be located in one of the following locations (see Key Diagram), possibly as part of a larger retail led mixed use scheme: 

FS4: West of St Peter’s Street (Drovers Way)

FS5: East of St Peter’s Street (Civic Centre),

A decision on location will be included in the Core Strategy Pre-submission document, informed by the St Albans City Vision master planning stage. 

	St Albans out-of-centre: short/medium term 
	The Core Strategy will not propose an out-of-centre superstore unless it becomes clear at the Pre-submission stage that a city centre site cannot be brought forward.  If so, one of the sites consulted on in 2007 should be chosen (see Key Diagram).  Site FS1 (London Road/Alma Road) should be rejected, mainly on traffic and conservation grounds. Also, sites north of the city centre are favoured as there are no superstores at present. Sites FS2 (Harpenden Road, fire station site) and FS3 (Harpenden Road, rear of Texaco filling station) should be considered further. 

	St Albans out-of-centre:  long term 
	If the Core Strategy Pre-submission document proposes a new foodstore in the city centre, site FS3 should be regarded as a reserve site for a possible further superstore in the long term.  It would form part of the Area of Search 7 development (see paragraph 10.27). A superstore would not be permitted unless shown to be necessary by monitoring or review of the Core Strategy. 

	Harpenden town centre 
	FS6 (see Key Diagram): Extension of the existing supermarkets is acceptable in principle.

	Southdown 
	FS7 (see Key Diagram): Extension of the existing supermarket is acceptable in principle, or possibly a replacement supermarket in Grove Road. 

	Harpenden out-of-centre 
	Much of the town centre’s strength comes from its food shopping.  An out-of-centre superstore is not favoured, because of the likely harm to the town centre’s vitality and viability. 


Shops and services elsewhere in the District 

12.22 In accordance with Strategic Objective SO9 the Core Strategy will include a policy statement regarding the need to protect the vitality and viability of the district, local and village centres. Fine, but devil in the detail.
13 Transport Policies

Background 

13.1 Paragraph 2.9 in this consultation document refers to the main road and rail routes passing through or close to the District.  Paragraph 2.25 highlights the traffic congestion problems.  

13.2 Strategic Objective SO10 indicates that the Core Strategy should support sustainable travel by public transport, walking and cycling; reduce growth in car travel and congestion; manage parking facilities; and enhance St Albans’ role as a Regional Transport Node by creating a better integrated transport system. 

13.3 Strategic Objective SO3 is also relevant identifying the need to provide sufficient land for development as required by Government in sustainable locations, capable of being served by appropriate physical, social and green infrastructure and accessible by public transport, walking and cycling. 

13.4 Two major Government funded transport schemes will increase rail and road capacity through the District:

· The Thameslink Programme (previously called Thameslink 2000), which is in progress and by 2015 will provide improved rail services to London and beyond. 

· M25 widening from Junction 16 (M40 junction) to 23 (A1(M) junction).  Work is starting in 2009 and is due for completion in 2012. 

13.5 East of England Plan Policy T5 states that improvements to inter-urban public transport should be focused on the Regional Transport Nodes, including St Albans. Policy T15 identifies Central Hertfordshire as likely to come under increasing transport pressure and says further work is needed to establish what action should be taken. 

Transport Plans 

13.6 Hertfordshire County Council has produced the Hertfordshire Local Transport Plan. There are more detailed transport plans for St Albans, Southern St Albans and Harpenden. 

13.7 The St Albans Urban Transport Plan (UTP) (see Appendix 4) highlights various issues, including the serious traffic congestion problems, which affect bus travel; the need for a park and ride and east west parkway feasibility study; and that construction of an orbital road may be necessary in the longer term, to accommodate growth and divert traffic from the city centre. 

13.8 The Southern St Albans Urban Transport Plan refers to the Community Rail Partnership’s proposals to improve the Abbey railway line from St Albans to Watford. This may involve reinstatement of the Bricket Wood passing loop to allow more frequent services. The Transportation Plan also draws attention to congestion problems on the A414 south of St Albans.         

13.9 A Park Streetand Frogmore bypass is not proposed in the Southern St Albans Transportation Plan. However, the strategic rail freight depot proposal on the Radlett Aerodrome site (which the Council opposes) includes a bypass. 

13.10 In Harpenden, the major problem is congestion on the A1081, but the Harpenden Transportation Plan does not propose a Harpenden bypass. Work on a new Harpenden Urban Transport Plan is starting this year and is due for completion in 2010. 

13.11 The draft Rural Vision report states that public transport is generally expensive and unreliable and not an effective alternative to the car. In particular, the report identifies a need for improved bus links from rural areas to the towns. The draft report also indicates a need for better cycling and walking routes between the villages and towns, avoiding fast and busy main roads.  

Roads and Traffic 

13.12 Proposed housing and employment growth will have a significant impact on travel patterns across the District. This will present major challenges for the creation of functional, pleasant and environmentally sustainable communities over the next 20-30 years in order to meet the requirements of Strategic Objective SO3. Whilst extensive road building would be contrary to the transport plans for the area, some new links will be necessary.  What are they propsin re ‘existing traffic restraints’/
13.13 The St Albans UTP 2009 refers to the possible need for a St Albans orbital route. The Council is minded to support an improved western orbital route, consisting of two elements, to be paid for by the developers of Area of Search 1 (see paragraph 10.27): 

1. A new link road from the A414 (former M10) to the A4147 Hemel Hempstead Road

2. Junction improvements at the Bluehouse Hill/King Harry Laneroundabout, the Batchwood Roundabout and the Ancient Briton junction.

13.14 With the western orbital route, traffic would be signed around the west of St Albans from the Park Street Roundabout, via the A414, the new link road and then along Hemel Hempstead Road, Bluehouse Hill and Batchwood Drive, to the north of the city. 

13.15 Initial work suggests that the western orbital route would result in a large diversion of traffic from the city centre, particularly if linked to a park and ride facility.  This would enable greater traffic restrictions in the city centre, meaning faster bus journeys, improved conditions for pedestrians and cyclists and opportunities for public realm enhancement. Very questionable – research is showing that the benefits of P&R are largely to existing car drivers and users, not users of other modes.
13.16 It also appears that the western orbital route would considerably reduce traffic at the King Harry Junction. Therefore, a junction improvement scheme involving a link road behind St Stephens Church would not be needed. 

13.17 Further work will be carried out before the Pre-submission stage, to enable the Council to reach a firm view on whether to support the western orbital route. 

13.18 Recommendations in the Southern St Albans UTP, suggest the Core Strategy should also propose improvements at Park Streetand London Colney Roundabouts. 

13.19 Given the emerging major development schemes east and south east of St Albans, further consideration will need to be given to the case for an eastern distributor route. This would form part of the possible orbital route, referred to in the St Albans UTP.  The eastern distributor route  would run from London Road(via the first part of Highfield Park Drive) to Hatfield Roadand through the Oaklands Smallford Campus site to Sandpit Lane. 

13.20 Hertfordshire County Council and Hertfordshire Highways are considering commissioning a traffic modelling study. This study would assess possible transport schemes and the transport implications of potential major developments.  The aim will be to complete the modelling prior to the Pre-submission document.  

Network St Albans 

13.21 A new partnership, ‘Network St Albans’ (12), has recently been formed to bring together partners with a role to play in improving transport in the city and reducing congestion. The partnership is the first of its kind and offers a new opportunity for local authorities to work with transport operators through the creation of 'Quality Network Partnerships' (QNP).  

13.22 The partnership aims to improve quality of life in St Albans by working together to improve transport around and into the city and to provide a viable alternative to car travel. There is no single solution to St Albans' traffic problems and it is only by working together that a real difference can be made and congestion reduced. The partnership is reviewing the city’s bus and rail network to identify areas in need of improvement. It will also consider the impact of the existing transport network on the environment and sustainable green travel solutions that will reduce pollution and our carbon footprint. 

Public Transport 

13.23 A key priority for the Core Strategy (as reflected by Strategic Objectives SO3 and SO10) is to provide a policy framework which enables a  reduction in the need to travel and the growth in car usage, by steering development to accessible locations, well served by public transport. The Core Strategy should concentrate development where good public transport services exist or can be provided to the city centre, to stations and the main employment areas. 

13.24 The ‘Thameslink Programme’ will greatly improve train travel to London and beyond by 2015.  The possible upgrading of the Abbey line would also be beneficial. Various measures to improve public transport are included in the St Albans and the Southern St Albans UTPs, but no major additional schemes. 

13.25 The City Vision project recommends a new bus route connecting the station with the city centre, cathedral and Verulamium Park. It also advocates improved services between the city centre and the villages. Strengthened east-west public transport links are needed, especially between the city centre, Oaklands College Smallford Campus and the University of Hertfordshire. 

Mini Park and Ride 

13.26 The Council consulted on three possible locations for a park and ride scheme in its 2007 consultation document:

· North of London Colney Roundabout (A414/London Road), 

· South of Park Street Roundabout (former M10/A414/A405), and 

· In the vicinity of M25 Junction 21A M25 (Bricket Wood) 

13.27 Large park and ride facilities, such as in Oxford and Cambridge provide up to around 1,000 parking spaces and offer frequent, fast dedicated bus services into the city centre. However, such facilities are expensive to build and operate and it is unlikely that St Albans could support such a scheme. 

13.28 A different concept, which seems more appropriate for St Albans, is ‘mini park and ride’. This would involve car parks with 100-200 spaces close to the edge of the city.  There would be no dedicated bus services, as the car parks would be served by existing bus services, although frequency could be increased. It would consequently have lower capital and running costs and would cause less disturbance to the historic fabric within the City Centre. 

13.29 The Council is keen to pursue the possibility of mini park and ride sites and supports the proposal in the St Albans Urban Transport Plan for a park and ride feasibility study. Conclusions on the location of mini park and ride sites cannot be reached at present.  However, the main potential appears to be south of St Albans, preferably along the A414 corridor. Possible locations include London Road, St Albans (by the proposed business park and hotel) and near Butterfly World, Chiswell Green, but with an area of search expanded to include the area from The Noke Hotel  via the Park Street Roundabout to the proposed western orbital  junction with the A414 (former M10). 

13.30 The City Vision project also suggests that the Council should consider a possible network of ‘Park and Walk’ car parks close to the City Centre.  These car parks would be cheaper than the city centre car parks. 

Walking and Cycling 

13.31 The Council has produced walking and cycling strategies, which form part of the District’s Green Travel Plan. The Walking Strategy (2009) encourages walking and proposed key actions include: 

· Encouraging walking to school and work to reduce traffic congestion. 

· Promoting walking as a leisure activity and improving rights of way. 

· Addressing the needs of the disabled, mobility and sensory impaired people in the pedestrian environment. 

· Designing new development to encourage walking. 

13.32 The Council’s Cycling Strategy (2007) encourages increased cycle use. Key priorities include:

· New cycle routes, including stretches of the National Cycleway Network, and improved links between existing routes. 

· Cycle parking at appropriate locations such as stations. 

· Other facilities, for example shared use of footpaths in public parks. 

Emerging Strategy 

13.33 The Core Strategy’s transport policies should be based on the extensive transport planning that has been undertaken in the District, as explained in this chapter. However, the Core Strategy is a long term plan, whilst the various transport plans discussed above are mainly short term in nature. The Core Strategy should plan for the District’s transport needs in 15 or 20 years time, allowing for the planned level of development. Development in nearby areas must also be taken into account, as it will add to the pressure on the District’s transport infrastructure. 

13.34 The Council’s emerging thinking on the Core Strategy’s transport policies is as follows:

Key Proposals 

The Council’s two key linked proposals are:

· An improved St Albans western orbital route 

· City centre – environmental improvements and traffic management, involving traffic restraint and improved conditions for pedestrians, buses and cyclists. 

The western orbital route consists of two elements:

· A new link road from the A414 (former M10) to the A4147 Hemel Hempstead Road(see key Diagram). 

· Junction improvements at the Bluehouse Hill/King Harry Laneroundabout,  Batchwood Roundabout and the Ancient Briton junction. 

Other Road Schemes 

Improvements at Park Streetand London Colney Roundabouts should be proposed.

Also, the following possibility should be considered further:

· An eastern distributor route from London Road(via the first part of Highfield Park Drive) to Hatfield Roadand through the Oaklands Smallford Campus site to Sandpit Lane. 

Mini Park and Ride 

The Council wishes to examine ‘mini park and ride’, involving car parks with around 100-200 spaces linked to existing bus services. A Park and Ride feasibility study is required before decisions can be made.  

Sites for mini park and ride schemes will be south of St Albans.  Possible locations along the A414 corridor include (see Key Diagram): 

PR1: London Road, St Albans (by the proposed business park and hotel)

PR2: Land near Butterfly World, Chiswell Green

However, the area of search includes the area from The Noke Hotel via the Park Street Roundabout (site PR3) to the proposed western orbital route junction with the A414 (former M10) (PR4). 

Major new development schemes 

Such schemes should provide new or improved bus services and good cycling and walking facilities.

Other Matters 

The Core Strategy should express support for a range of other transport matters, including:

· Measures to increase bus usage, walking and cycling - based on the Urban Transport Plans and the District Council’s Walking and Cycling Strategies. 

· Travel plans to encourage people to use alternative modes of travel to the single occupancy car. 

· A long term parking strategy. 

Transport Diagram (Popup full image)  
1. Using powers in the Transport Act 2008,the partnership comprises Hertfordshire County Council (which includes the Passenger Transport Unit and Hertfordshire Highways), St Albans City and District Council, First Capital Connect, London Midland, Arriva the Shires and Essex, Centrebus Limited, Metroline Travel Limited, Universitybus Limited and Uno Buses Limited and the University of Hertfordshire. 
14 Social and Community Facilities Policies

14.1 Strategic Objective SO11 seeks to improve the health, education, skills and wellbeing of all sectors of the community, through various means including supporting the provision of social and community facilities. Such facilities are needed to meet existing shortfalls in provision and future needs, including needs associated with planned housing growth.  The Council has prepared a draft Social and Community Facilities Study to identify shortfalls in provision and future requirements.   Initiatives for young people and an ageing population will be an important consideration in the provision of social and community facilities 

14.2 A Core Strategy policy is proposed, stating that the Council will work in partnership to deliver community facilities. The Local Strategic Partnership for St Albans District will help in bringing partners together to ensure these facilities are delivered.  The policy will promote sustainable communities, through proposed new facilities and by requiring the retention of important existing facilities.            

Education facilities 

14.3 The most pressing issue in the District is the need for additional school places, due to an increasing birth rate and the level of housing development. Hertfordshire County Council’s top priority is to provide more primary places in St Albans city centre and to the west of the City. 

14.4 Part of the need for school places can be met by expanding existing schools, but some new schools are required. Opportunities for locating schools in the built up areas will be examined. However, the tightly built up nature of the District’s towns and villages will make it difficult finding suitable and available sites. Because the Council is committed to retaining the Green Belt, it will not accept the provision of new schools within the Green Belt, unless shown to be essential. 

14.5 Provisional conclusions on the major requirements for new or expanded education facilities are shown in the table below:

	Type of education facility 
	Major requirements for new or expanded facilities (FE = forms of entry) 

	University of Hertfordshire 
	No requirements - UniversityLawSchool to move from St Albans to Hatfield.

	Oaklands College 
	New College hub on the Smallford Campus site (see Key Diagram).  Small ‘spoke’ facility to be retained on the City Campus site. 

	Secondary schools 
	New secondary school required (6FE with scope to expand to 8FE) on the north side of St Albans.  Location – to be decided, but would have to be in the Green Belt, possibly within Area of Search 7 (north of St Albans).  

Some existing secondary schools may be expanded – scope exists to expand Francis Bacon by 2FE, Verulam (boys) by 2FE and Nicholas Breakspear (RC) by 4FE. 

	Primary schools 
	St Albans: It is proposed to expand Bernards Heath and MandevilleSchools by 1FE.  An estimated additional 14 forms of entry are needed by 2026 to cater for the existing deficit and future housing growth, and allow a 10% surplus of places, as recommended by the Audit Commission. 

Location of sites - To be decided, but will include new 2FE schools west of the city centre and in Area of Search 1 (south west of St Albans).  Other possible sites for new schools include Harpenden Road, St Albans (former fire station area) and land at London Road/Alma Road, St Albans.  Expansion of OakwoodSchool is likely, to cater for development in Area of Search 5 (east of St Albans).  See Appendix 10 forissues relating to potential shopping development west of St Peter’s Street and possible relocation of AboyneLodgeSchool. 
Rest of District: No new schools required unless Area of Search 3 (west of London Colney) is chosen for development.

	Sure Start Children’s Centres 
	These centres provide a range of services, including education, health and social care, for children aged 0-5.  One or more such centres will probably be needed, either standalone, or ideally on a school or health centre site. 


Non-educational facilities 

14.6 Requirements for non-educational facility provision (e.g. medical and safety services) will be guided by the Hertfordshire Infrastructure and Investment Strategy (HIIS). However, provisional conclusions on the major requirements for new or expanded non-education facilities are shown in the table overleaf: 

	Type of non-education facility 
	Major requirements for new or expanded facilities 

	Hospitals 
	No new or expanded sites required, but surgicentre and urgent care centre proposed on the CityHospital site.

	Medical centres 
	No current firm proposals – new medical centres may be required to serve major new housing developments.

	Police stations 
	Following the opening of the new Area HQ in Hatfield, the Hertfordshire Police Constabulary proposes to replace the existing police stations in St Albans, Harpenden and London Colney by new smaller facilities in central locations. 

	Fire stations 
	No current proposals

	Libraries 
	Expansion of Harpenden Library.

	Youth centres 
	New main youth centre in St Albans city centre to replace Pioneer Youth Centre; andre-provision of Harpenden Youth Centre.


15 Building Safer and Stronger Communities Policies

15.1 In accordance with Strategic Objective SO11 the emerging strategy seeks to create well-balanced, strong, safe, vibrant and sustainable communities. These would promote diverse activity, reduce deprivation and ensure that people have access to homes, jobs, and key services and community facilities, such as education and healthcare.  SO11 draws attention to the need for initiatives for young people and the ageing population. 

15.2 The emerging Core Strategy seeks to deliver the Sustainable Community Strategy (SCS) priorities:

· Ensuring the District is a great place to be 

· Creating a diverse and sustainable economy for the 21st century 

· Keeping the District Healthy 

· Supporting an active community that has pride in itself and cares for its future 

15.3 The Core Strategy will also help to achieve the SCS’s ambitions for 2021 to:

· Provide a safe environment and first class facilities for all 

· Provide easy access to healthcare services, especially for the more vulnerable or disadvantaged groups in the community 

· Enable independent living for older people 

Community cohesion, inclusion and safety 

15.4 The District’s proportion of ethnic minority residents (about 10%) is lower than the national average. However, there are many economic migrants arriving in the country and a higher than average proportion settle in Hertfordshire. The number of gypsies and Irish travellers may also increase. 

15.5 This adds to the diversity of the area and highlights the need to maintain and build community cohesion. It is vital that local communities, especially the vulnerable, are able to influence the level of service provision and can affect decision making. 

15.6 It is important to develop safe, inclusive and cohesive communities, to help minimise crime and disorder. This will involve a vibrant voluntary and community sector, which supports a sense of character and pride in our places, underpinned by diverse cultural activity. Volunteering is very important to community activities. In the cultural sector, volunteers are the key to a thriving range of arts organisations, sports delivery and museums. 

15.7 Community cohesion, inclusion, safety and the creation of mixed communities should be promoted in all aspects of development and public services and supported by LDF policies and other social strategies. 

Deprivation 

15.8 St Albans District is a relatively affluent area. However, the Government’s Index of Multiple Deprivation (IMD) (2007 identified neighbourhoods where deprivation is above the national average. These neighbourhoods are in Batchwood, Sopwell, Cunningham and Colney Heath wards. Parts of London Colney, Park Streetand St Peter’s wards are also close to this level. This pattern of deprivation, within a larger prosperous whole, means the District is usually excluded from central regeneration funding. 

15.9 The IMD provides a wide range of information. This includes information on income deprivation, employment deprivation, health deprivation and disability, education, skills and training deprivation, barriers to housing services and crime. The aim in tackling deprivation is to provide equality of opportunity for all residents and improve their health, wellbeing and quality of life. 

15.10 The Sustainable Community Strategy has identified ‘reducing inequalities’ as one of its focused areas of work. A partnership project group works to target action to address inequalities in relevant neighbourhoods. This work is cross cutting in nature and involves public, private, voluntary and community sector organisations working together to ensure that all neighbourhoods have access to the same high quality services and facilities. The spatial implications of this work can be translated into relevant action through the LDF and other social strategies. 

Proposed Core Strategy policy 

15.11 Relevant policy areas in the Emerging Strategy for building safer and stronger communities are:

· Promote social inclusion through equality of opportunity and equality of access to jobs, education and training, healthcare, recreation, green space, and cultural and social facilities for the whole community, including those without access to a car. 

· Reduce deprivation and improve residents’ health and quality of life by targeted economic and community development. 

· Provision of social and community facilities. 

15.12 Another relevant policy area, which will be covered by the Core Strategy’s housing policies, is the need to meet the housing needs of the whole community and create balanced communities. This will be achieved by providing a mix of housing types and tenures, including affordable and special needs housing, such as housing for the elderly. Designing out crime is another relevant area, which will be covered through a policy on the built environment (see chapter 17). 
16 Leisure, Culture and Tourism Policies

Background 

16.1 Core Strategic Objective SO5 emphasises the Council’s wish to establish St Albans as a regional cultural hub and premier location for recreation, culture, leisure, heritage and tourism. Encourage participation in sport and recreation by providing new and improved facilities catering for all levels of ability.  

16.2 Strategic Objective SO8 is also relevant, as it includes reference to promoting cultural activity in St Albans city centre.

16.3 East of England Plan Policy C1 states that Development Plan Documents (DPDs) should include policies that support and grow the region’s cultural assets. Policy E6 says DPDs should have policies to encourage investment in the region’s tourist industry. 

Culture, museums and entertainment 

16.4 The draft St Albans City Vision report confirms the case for improved cultural facilities in the city centre. This could perhaps take the form of a cultural hub, possibly in the Civic Centre area.  Uses that might be accommodated include a theatre and music venue, art gallery and contemporary arts. The City Vision master planning stage will examine possible sites for cultural facilities. 

16.5 Important historical collections are displayed at both the Verulamium Roman Museum and the Museum of St Albans, located in the city centre at Hatfield Roadproviding for heritage interpretation and reflection.  The Council’s Museums Strategy proposes improved facilities at both museums.  The possibility of relocating the Museum of St Albans to form part of the potential cultural hub is under consideration, but its current location is fairly central.    

16.6 There is a long established need for a cinema in the city centre and the Council has been active in addressing this need.  Earlier proposals for a new cinema on the Council Offices car park site are not going ahead.  However, the City Vision master planning stage will be advising on possible alternative locations for the cinema.  A site within the Civic Centre is still a possibility. 

16.7 A Core Strategy policy is proposed, which encourages new cultural and entertainment facilities (including a cinema), particularly in the city centre.  Site specific proposals may be included in the Core Strategy Pre-submission document, to reflect the conclusions of the City Vision master planning work. 

Sport and recreation 

16.8 The Council has produced a Sport and Recreation Facilities Strategy. This strategy covered many indoor and outdoor facilities, including athletics, bowling greens, community centres/village halls, golf courses, health and fitness facilities, netball courts, outdoor water space, racquet sports, sports halls, swimming pools and wheeled sports parks.  

16.9 The strategy showed significant deficiencies in existing provision. Most importantly, some of the existing main indoor sports facilities are becoming dated and unattractive to the public. In particular, there is a need to replace Westminster Lodge in St Albans and London Colney Adventure World.  

16.10 A Core Strategy policy is proposed, which encourages new and enhanced sport and recreational facilities, in appropriate, sustainable locations.  The policy should also include proposals for new indoor leisure centres.  Following a detailed site search, the Council proposes to build new centres at the following sites (see Key Diagram): 

· L1: Westminster Lodge, St Albans (proposals include a swimming pool, health suite/spa and a large fitness suite) and

· L2: Cotlandswick, London Colney (proposals include a sports hall, multi-purpose room, fitness suite – also an outdoor synthetic pitch and possibly some enabling housing development) 

16.11 Both these sites are in the Green Belt. However, Westminster Lodge is already used for indoor leisure and the 1994 Local Plan allocated land for a new indoor leisure centre. The London Colney site has been chosen because an indoor leisure centre is needed in the south of the District and no suitable non-Green Belt site is available. Also, the Cotlandswick site is in an accessible location, well served by buses and close to the main road network. 

Tourism 

16.12 The draft City Vision refers to St Albans’ relatively underexploited and exceptional Roman and medieval heritage. Its proximity to London means there is potential to increase tourism. The strength of local tourism depends on high quality attractions and supporting facilities. Butterfly World (see key Diagram), which is under construction in Chiswell Green, will raise the District’s tourist profile particularly for day-trippers. Museums are tourist attractions as are the Abbey and St Peter’s Church, not just facilities for the local community.  

16.13 There is some potential for tourism in the Watling Chase Community Forest and Heartwood Forest (see paragraphs 18.9-18.12).  However, the Council sees these areas as being places for low key, quiet, countryside recreation, not as major tourist attractions with large numbers of visitors. 

16.14 The Council considers that the Core Strategy should include a policy that:

· Supports the enhancement of existing tourism facilities .

· Encourages new attractions in appropriate, sustainable locations.
Hotels 

16.15  The District has over 900 hotel bedrooms, but there are still deficiencies that need addressing.  There has been little recent investment in hotel development. The number of hotel rooms in the city centre is low.  There is no modern budget hotel and there is insufficient provision of 4 star hotels with conference facilities.  

16.16  Hotel occupancy rates in the District have fallen in the current recession, but are usually well above the regional average.  In 2008, a report[1] showed that St Albans was the fifth most sought after location in the region for hotel development. 

16. 17 This report stated that, in the region, the fastest growth is expected in the budget hotels sector.  Other sectors are forecast to grow, including boutique style hotels, mid market 3 star hotels and 4 star hotels with conference facilities. 

16.18  The City Vision report supports the case for budget and boutique/townhouse hotels in the city centre, together with additional 4 star hotel and conference facilities on the edge of the city. Possible sites for hotels in the city centre will be examined as part of the City Vision master planning stage. 

16.19  Planning permission has been granted to expand the Noke Thistle Hotel at Chiswell Green and for a budget hotel at Colney Fields, London Colney (located mainly within Hertsmere Borough).  The Council does not consider these proposals will be sufficient to cater for the District’s longer term economic development and tourism needs.  This conclusion reflects the expected increased demand for overnight stays from the proposed London Roadbusiness park and visitor attractions such as Butterfly World. 

16.20 In particular, the Council considers that further provision should be made for:

· Budget or boutique style hotels 

· A 4 star hotel with conference facilities 

16.21 A Core Strategy policy should encourage budget and boutique hotels in the existing built up areas, with the city centre being the preferred location (shown as HT1 on Key Diagram). However, a 4 star hotel with conference facilities requires a large site and it is unlikely that a suitable urban site can be found. Whilst the Council considers that the case for such a hotel may constitute exceptional circumstances, warranting a Green Belt site an overriding consideration will be proximity to and interaction with the City of St Albans. The Council is not minded to view favourably any scheme which could be described as catering for M25 derived trade or where the customer base is split between St Albans’ needs and those of neighbouring towns. Well – this will be the subject of debate and CS nees to take a view.
16.22 It is proposed that the Core Strategy should identify the following site for a 4 star hotel with conference facilities:

· HT2: London Road(adjacent to the cemetery), St Albans

An important advantage of this site for a hotel is that it would be developed in conjunction with the proposed business park and possibly a mini park and ride facility. In addition, it is on the edge of the built up area, close to the city centre, well served by buses whilst retaining good access to the main road network. 

16.23 There is developer interest in sites in the Chiswell Green area, close to the M25. Whilst these sites are convenient for visitors to Butterfly World and could perhaps include mini park and ride facilities, they do not share many of the advantages of the London Roadsite. Also, the Chiswell Green sites are in open countryside, unrelated to larger areas of development, and where the gaps between settlements are narrow. Finally, hotels in this area would be less well placed to serve St Albans and would partly be serving an M1/M25 or Watford market. However, there may be opportunities associated with Area of Search 1 or in the vicinity of Park Street Roundabout. 

16.24 A possible exception to the above locational criteria might be a site on the business park at Roehyde (site HT3), which would be associated with and physically linked to the University of Hertfordshire campus. 
17 Built and Historic Environment Policies

Background 

17.1 The built and historic environment is at the heart of sense of place, local identity and distinctiveness; it is inherently sustainable.  The historic fabric and character of an area can offer a focus for enhancement and regeneration. The Council is committed to achieving high quality environments which respect local character and distinctiveness, are safe and promote a sense of community. City Vision also encourages high quality design and architecture. 

17.2 Three of the Core Strategic Objectives are relevant to the built and historic environment:

SO2. Protect natural and historic assets and ensure any change is sustainable and enhances these assets for the benefit of the community. 

SO4. Deliver high quality, inclusive, safe, sustainable and locally distinctive design, creating excellent built and green environments which respect local character and make best use of land in urban areas. 

SO12. Development must contribute to the mitigation of, and adaptation to, climate change by making prudent use of resources, minimising pollution and waste, increasing energy efficiency and using low carbon and renewable energy sources. 

17.3 Policy ENV6 in the East of England Plan states that plans, policies and programmes should…identify, protect, conserve and where appropriate, enhance the historic environment of the region, its archaeology, historic buildings, places and landscapes, including historic parks and gardens and those features and sites(and their settings) especially significant in the East of England. 

17.4 Policy ENV7 says that Development Plan Documents should require new development to be…of high quality which complements the distinctive character and best qualities of the local area and promotes urban renaissance and regeneration. The policy adds that conservation-led regeneration schemes should respect the quality and distinctiveness of traditional buildings and the value they lend to an area through their townscape quality, design and use of materials. 

Built environment 

17.5 The quality of the built environment in the District is generally very high. However, there are very few outstanding modern buildings in the District. The draft St Albans City Vision encourages the Council to focus on securing high quality urban design and contemporary architecture, to support the enhancement of the city centre and boost its attractiveness. Chapter 8 in this consultation documents stresses the need for buildings to be more sustainable, to meet the requirements of Strategic Objective SO12. 

17.6 The spaces between buildings should also be well designed, to produce a high quality public realm. As stated in paragraph 3.7, one of the Council’s corporate priorities is to make visible improvements to the street scene. The City Vision (see paragraph 5.2) proposes the creation of a central piazza of the highest quality, with a stunning pedestrian environment. The concept of the piazza is being examined in more detailed in the ongoing City Vision work. 

17.7 It is proposed that the Core Strategy has a policy covering the following points:

· High quality and inclusive design will be sought.

· Proposed developments will be appraised against the Commission for the Built Environment’s (CABE) “Building for Life” scheme.

· New development should incorporate good design principles, such as quality, local context/character, public realm, accessibility, longevity, safety and designing out crime. 

· Innovative design solutions will be encouraged.

· Sustainable construction principles should be adopted, reflecting chapter 8 in this consultation document.

· High quality public realm and street scene, including a city centre piazza.

17.8 The policy on the built environment may also include some key points from a document called ‘Hertfordshire Guide to Growth - 2021, produced for the University of Hertfordshire (2009). 

17.9 Many of the District’s residential areas are attractive, but excessive infill development could erode their character. In the Development Policies Development Plan Document, the Council will consider the possibility of protecting residential areas outside conservation areas, by designating them as ‘Areas of Defined Residential Character’. Should any such designation be adopted it will have to be extremely tightly defined. It would be necessary to specifically identify and codify the exact characteristics of the area that clearly set it apart from neighbouring areas, without ossifying the area and stifling the natural processes of regeneration and revitalisation. It is likely to be more about design standards than a device to put a ban on building. 

Historic environment 

17.10 St Albans District has a long and varied history and the Council will continue to protect the many surviving historic buildings, landscapes and archaeological remains.  

17.11 There are 18 Conservation Areas and nearly 900 listed buildings. The District is also rich in archaeological heritage, with 18 Scheduled Ancient Monuments, 13 of which are in the historic core area. These include St Albans Abbey, Verulamium Roman Town, Beech Bottom Dyke, Devils Dyke and Bacon’s House. There are also registered Historic Parks and Gardens at Gorhambury and Napsbury. 

17.12 The Council has at last got a programme for preparing character statements for each conservation area. In addition, an archaeology strategy for historic St Albans has been produced. Hertfordshire County Council has produced the ‘Hertfordshire Historic Landscape Characterisation’. This provides an important and detailed analysis of the District's historic environment and will be taken into account in the preparation of the Core Strategy. 

17.13 A Core Strategy policy is proposed which:

· Seeks to protect and enhance the historic environment and the District’s, landscape and townscape character.

· Sets out instances where development will be resisted, including schemes which would harm important archaeological sites, views of the city centre’s historic skyline or the character of conservation areas. 
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18 Green Infrastructure, Natural Environment and Countryside Policies

Background 

18.1 Key Priority 1 in the District’s Sustainable Community Strategy is ‘ensuring the District is a great place to be’. One of the main ways this can be achieved is through enhancing the District’s green infrastructure, natural environment and countryside. Strategic Objectives SO1-5 are designed to help bring this about. 

18.2 The East of England Plan contains a number of relevant policies, including:

· ENV1: Development Plan Documents (DPDs) should define and protect a hierarchy of green infrastructure (i.e. networks of protected sites, nature reserves, green spaces, waterways and green linkages). 

· ENV2: Planning authorities should aim to protect and enhance the nationally designated countryside character areas.

· ENV3: Planning authorities should ensure that biodiversity, earth heritage and natural resources are protected and enriched.

· ENV5: Ancient semi-natural woodland and other important woodlands should be identified in DPDs, with a strong presumption against development. 

Green spaces and playing pitches 

18.3 The Council has produced a Playing Pitch Strategy and a draft Green Spaces Strategy. The Playing Pitch Strategy identified shortfalls in provision for junior football, cricket and junior rugby and a need for two synthetic turf pitches. By 2013, an under-supply of 45 pitches is forecast. Recommendations in the strategy included protecting existing pitches, joint use of school pitches and improving the quality of pitches. 

18.4 The Green Spaces Strategy looks at spaces within and on the edge of the District’s town and villages. It does not deal with the wider countryside.  Emerging recommendations in the draft Green Spaces Strategy include: 

· Allotments: increase provision in all areas except Harpenden.

· Green network: protect all existing green spaces with high value audit scores.

· Parks and gardens: protect all existing sites and adopt standards for future provision.

· Green corridors (i.e. riverbanks, cycleways, footpaths):  provide new green corridors in major housing developments and aim to create green corridors around main settlements. 

· Provision for children: allocate sites for strategic play facilities.

· Provision for teenagers: adopt provision standards and identify sites (e.g.  skateboard areas).

18.5 It is proposed that the Core Strategy includes a policy to meet the need for playing pitches and deliver the Green Spaces Strategy. More detailed guidance will be included in the Site Allocations and Development Policies DPDs. 

18.6 The policy will also refer to the Council’s proposals to improve Verulamium Park in St Albans, which is the District’s principal public park. The Council has approved a master plan, which includes a variety of proposals to improve the park and make it more accessible to a growing population. 

Green infrastructure 

18.7 As can be seen from paragraph 18.2 above, the scope of ‘green infrastructure’ is much broader than that of the Green Spaces Strategy. Hertfordshire County Council has prepared an initial paper on how a green infrastructure strategy might be produced in the county.  The way forward is likely to involve a two stage process. Stage 1 will probably be a county-wide overview and stage 2 a more detailed look at individual Districts, or preferably groups of Districts.  

18.8 Although the Council does not yet have a green infrastructure strategy, work undertaken on a number of different topics means that much of the ground to be looked at in the eventual strategy has already been covered. Apart from the Green Spaces Strategy, examples of relevant work are the Landscape Character Assessment, the Hertfordshire Habitats Survey and the Hertfordshire Biodiversity Action Plan. 

18.9 There are two regionally significant projects in the District that will greatly enhance the local green infrastructure:

· Watling Chase Community Forest

· Heartwood Forest

18.10 Watling Chase Community Forest is part of the national programme of 12 community forests. It covers an area of over 181 sq km (70 square miles) to the north of London, including the southern part of St Albans District. The vision in the Watling Chase Plan aims to achieve widespread landscape improvement and increased opportunities for nature conservation, leisure and recreational access. East of England Plan Policies ENV1 and ENV5 support this vision. 

18.11 At Heartwood Forest, between Sandridge and Wheathampstead, the Woodland Trust is creating a 340 hectare (840 acre) wood which, when fully planted, will be the largest new native forest in England. The Council considers that Heartwood Forest should become an important area for low intensity recreation and quiet enjoyment of the countryside. It should also become an important site for wildlife.  Management of visitor numbers will be a critical issue if nearby settlements are not to be overwhelmed: this is an issue of concern to the Council. And the CS!
18.12 Another valuable element of the District’s green infrastructure is its commons, including those at Bricket Wood, Harpenden, Kinsbourne Green, Nomansland and Redbourn. The commons are attractive green spaces and most are important for countryside recreation and wildlife.  

18.13 The Council proposes to include a policy on green infrastructure in the Core Strategy. This policy will promote the improvement in the District’s green infrastructure. The main priority of the green infrastructure policy will be to enhance the countryside and increase opportunities for countryside recreation, especially walking, cycling and horse riding. In particular, efforts will be concentrated on implementing the Watling Chase vision and establishing Heartwood Forest. 

Natural environment and the countryside 

18.14 The south and east parts of the District are in the Northern Thames Basin countryside character area, whilst the north and west are in the Chilterns.  A detailed landscape character assessment of all the rural part of the District has been carried out.  This assessment has led to the definition of 24 Landscape Character Areas wholly or partly in the District.  For each character area, the assessment includes a strategy and specific guidelines for managing change. 

18.15 The Hertfordshire Biodiversity Action Plan (BAP) and the Hertfordshire Habitats Survey form the main local sources of guidance on biodiversity and nature conservation sites. The BAP includes a series of action plans to protect key habitats and species across the county.  Biodiversity means the variety of life in all its forms. 

18.16 The District contains two sites of special scientific interest, 6 Local Nature Reserves and 197 wildlife sites.  Most of these sites are located in the countryside.  Apart from the identified sites, other valuable sites exist which form buffer zones, wildlife corridors and links between designated sites. 

18.17 There are several ancient woodlands in the District, which have been designated as wildlife sites. The District also has a number of veteran trees.  

18.18 The Council proposes a Core Strategy policy to protect and enhance the natural environment and the countryside. The policy will highlight the need for the Council to work closely with its partners, such as Natural England, the Environment Agency and local environmental organisations. Points to be covered in the policy will include: 

· Enhancement of the Landscape Character Areas, in accordance with the strategy and guidelines in the landscape character assessment. 

· The need for development to be consistent with the objectives of the Hertfordshire Biodiversity Action Plan. 

· Protection of important nature conservation sites.   
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19 Infrastructure Delivery Policies

Background 

19.1 PPS 12 on ‘Local Spatial Planning’ states that:

“The core strategy should be supported by evidence of what physical, social and green infrastructure is needed to enable the amount of development proposed for the area.” 

19.2 PPS12 also advises that the infrastructure planning process should identify, as far as possible:

· infrastructure needs and costs; 

· phasing of development; 

· funding sources; and 

· responsibilities for delivery. 

In addition PPS12 also requires infrastructure planning for the core strategy to include the specific infrastructure needs of any strategic sites which are allocated in it. 

19.3 Strategic Objective SO13 states that the Council will seek to achieve delivery of the strategy through the respective strategies, plans and programmes of all relevant delivery partners. 

19.4 The Government is introducing the Community Infrastructure Levy (CIL). Local authorities will be able to charge CIL on new developments to help finance the infrastructure needed to support growth. CIL will partly replace the existing regime of contributions from developers through Section 106 agreements. S106 will still be used for some purposes, including probably for securing affordable housing. 

19.5 The term ‘infrastructure’ is very broad.  It covers a wide range of matters including transport, schools, medical facilities, open spaces and other green infrastructure, play areas, gas, water, sewage disposal and electricity. 

19.6 The East of England Development Agency (EEDA), the East of England Regional Assembly (EERA) and the Government Office for the East of England (GO-East) have produced a draft East of England Implementation Plan. This implementation plan aligns the targets and objectives of the Regional Employment Strategy and the East of England Plan. It focuses on regionally significant measures required to meet the targets and objectives, including infrastructure provision. 

Hertfordshire Infrastructure and Investment Strategy (HIIS) 

19.7 All 11 Hertfordshire local authorities have commissioned consultants to produce the (HIIS). The HIIS is investigating the existing infrastructure deficit in the county and identifying additional infrastructure needed to cope with future growth. Also, HIIS is developing proposals for a funding model based on the proposed CIL. Completion of HIIS is expected in June 2009. 

19.8 It is clear from the emerging HIIS that Hertfordshire has a very large infrastructure deficit. This Core Strategy consultation document also highlights some important infrastructure issues, for example the shortage of primary school places. Significant investment will be necessary to overcome existing deficits and meet future needs. 

The District Council’s Approach 

19.9 The HIIS will be a high level strategic document, which will not provide a full picture of all the infrastructure needed in St Albans District. Therefore, the District Council will prepare a detailed Infrastructure Implementation Plan to accompany the Pre-submission version of the Core Strategy.  

19.10 One of the purposes of the Infrastructure Implementation Plan will be to assess the infrastructure needed for the proposed strategic development sites. An advantage of concentrating most of the development onto a few major sites, is that it makes it easier to secure funding from developers for new infrastructure such as schools and transport improvements. 

19.11 The Council envisages that the Core Strategy will include a policy on infrastructure delivery. The policy will include the Council’s approach to the CIL and Section 106 contributions. It should be noted that the Council is preparing a Section106 supplementary planning document. The policy will emphasise that the Local Strategic Partnership will have a key role to play in coordinating and delivering infrastructure. 
20 Emerging Spatial Strategy

20.1 This chapter provides an overall spatial planning strategy for the District by:

Setting out the proposed settlement hierarchy.

Bringing together the emerging key spatial policies and proposals from previous chapters of this document, to give an overview of what is envisaged in each settlement and the countryside. 

Settlement Hierarchy

20.2 It is proposed that the Core Strategy contains a settlement hierarchy policy, based on the following table (see Key Diagram):

	Category 
	Settlements 
	Broad policy approach 

	Towns excluded from the Green Belt 
	St Albans,
Harpenden
London Colney
	Development will be concentrated in these towns, particularly St Albans.  Higher density development will be encouraged in the town centres and areas with an urban character. 

	Large villages excluded from the Green Belt 
	Bricket Wood,
Chiswell Green
How Wood
Park Street/ Frogmore
Redbourn
Wheathampstead
	Although these villages are excluded from the Green Belt, the scale and density of development will generally be lower than in the towns, in order to retain their character. 

	Other settlements 

within the Green Belt 
	Colney Heath
Folly Fields
Gustard Wood
Kinsbourne Green
LeaValley Estate
Sandridge
Sleapshyde
Smallford
	Development will be limited to small scale infilling development that does not harm the character of the settlement.

	Green Belt countryside 
	No significant settlements.
	Standard Green Belt policy will apply.




20.3 The proposed hierarchy is unchanged from that contained in the 1994 Local Plan except:

· London Colney: It is proposed re-classify London Colney from a large village to a town, although it does not have a town centre.  London Colney is larger and has a more urban character than the large villages listed above.  Its population now exceeds 8,000 and urban style features include Colney Fields retail park and the Riverside Estate (employment area). 

· Radlett Road, Frogmore: It is proposed to re-classify Radlett Roadfrom a Green Belt Settlement to a large village excluded from the Green Belt. The gap between Radlett Roadand the rest of Frogmore will remain as Green Belt.  Radlett Roadeffectively forms part of Frogmore – it has a suburban character and contains some employment land. 

· Green Belt Settlements: The 1994 Plan applies standard Green Belt policy to these settlements, but it is now proposed to allow limited infilling and alterations to existing dwellings.  This changed approach is appropriate given the character of these settlements and Government guidance on Green Belts in PPG2. 
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Key policies and proposals for each part of the District 

20.4 The tables below summarise this consultation document’s main policies and proposals for each part of the District (see Key Diagram): 

	St Albans – city centre   

	Topic 
	Key policies and proposals 

	Housing (see paragraph 10.27)
	Proposed strategic housing sites for the period to 2026: H1: OaklandsCollegeCity Campus (permitted homes = 329)H4:  London Road/Alma Road (estimated homes = 100)

	Shopping (see paragraphs 12.4, 12.13 and 12.21)
	Shopping hierarchy: classified as a major town centre Proposed retail led mixed use development - including a food superstore, large shop units and possibly a department store: SH1 and FS4:  Drovers Way; and/or SH2 and FS5: Civic Centre area

	Transport (see paragraph 13.34)
	Environmental enhancements and traffic management, involving traffic restraint and improved conditions for buses, cycles and pedestrians. 

	Leisure, Culture and tourism (see paragraphs 16.6,  16.7 and 16,21)
	Proposed cultural hub and cinema. HT1:  Budget and boutique hotels. 

	St Albans – rest of the city   

	Topic 
	Key policies and proposals 

	Housing (see paragraphs 10.27, 10.28 and 10.31)
	Proposed strategic housing sites for the period to 2026 (estimated or proposed number of homes shown in brackets) H2:  St AlbansCity Station (373)H3:  King Harry Lane Playing Fields (276)Area of Search (AoS) 1: south west of St Albans, Bedmond Lane (1,000-1,200)AoS 5 (south west part): east of St Albans, Beaumont School Playing Fields/Winches Farm Drive (150)AoS 5 (north part): east of St Albans, Oaklands Smallford Campus, south of Sandpit Lane (800-1,000)  - probably for post 2021 needs Proposed safeguarded land for post 2026 needs (possibly earlier): AoS 7: north of St Albans, Harpenden Road/Sandridgebury Lane (600-1,000)Possible additional Green Belt release (would probably be safeguarded land for post 2026 needs): H8:  Nicholas Breakspear School Playing Fields, Colney Heath Lane (150)

	Employment (see paragraph 11.17)
	Proposed strategic employment site: E1 (north east part of AoS 2):  London Road (adjacent to cemetery) – high quality business parkPossible additional strategic employment site for long term needs, probably post 2026: E5 (part of AoS 7): Porters Wood employment area extension

	Shopping (see paragraphs 12.4, 12.13 and 12.21)
	Shopping hierarchy: Fleetville and Marshalswick classified as District Centres Possible alternative food superstore sites (if no site found in city centre): FS2 (Harpenden Road, former fire station area) and FS3 (Harpenden Road, rear of Texaco filling station – part of Area of Search 7) Possible additional retail warehousing: SH3: Griffiths Way (gas holders site)

	Transport (see paragraph 13.34)
	Proposed western orbital route consisting of: 1. A new link road from the A414 (former M10) to the A4147 Hemel Hempstead Road. 2. Junction improvements at Bluehouse Hill/King Harry Lane roundabout, Batchwood Roundabout and Ancient Briton junction.Mini Park and Ride: possible sites include: PR1: London Road (by the proposed business park and hotel)PR4: The proposed western orbital route junction with the A414 (former M10).

	Social and Community facilities (see paragraph 14.5)
	Oaklands College: proposed new College hub on the Smallford Campus site. Secondary school: proposed new secondary school north of St Albans, possibly in Area of Search 7. Primary schools: proposed new schools west of city centre and in Area of Search 1 (south west of St Albans).  Other new and extended schools also needed. 

	Leisure, Culture and tourism (see paragraphs 16.10 and 16.22)
	Proposed new indoor leisure centre: L1: Westminster LodgeProposed 4 star hotel with conference facilities: HT2: London Road, adjacent to cemetery

	Harpenden   

	Topic 
	Key policies and proposals 

	Housing (see paragraph 10.31)
	Possible additional Green Belt release (would probably be safeguarded land for post 2026 needs): AoS8 (south east part): north of Harpenden, Luton Road/Ambrose Lane (estimated homes = 300)

	Employment (see paragraph 11.17)
	Proposed strategic employment site: E2: Rothamsted Research, West Common – extension for Rothamsted and related firms

	Shopping (see paragraphs 12.4 and 12.21)
	Shopping hierarchy: Harpenden classified as a town centre and Southdown as a District Centre Possible food stores: FS6: Town centre - possible extension of existing supermarkets:FS7:  Southdown – possible extension of existing supermarket or possible replacement supermarket

	London Colney   

	Topic 
	Key policies and proposals 

	Housing (see paragraph 10.31)
	Possible additional Green Belt release (would probably be safeguarded land for post 2026 needs): AoS 3: West of London Colney (estimated homes = up to 900)                                                                                         

	Shopping (see paragraph 12.13)
	Possible expansion of retail park: SH4: Colney Fields, expansion onto Ridgeview site

	Leisure, Culture and tourism (see paragraph 16.10)
	Proposed new indoor leisure centre: L2:  Cotlandswick

	Large Villages excluded from the Green Belt   

	Topic 
	Key policies and proposals 

	Housing (see paragraph 10.27 and 10.31)
	Proposed strategic housing site for the period to 2026: H6: Building Research Establishment  (part), Garston  (estimated homes = 150)Possible additional Green Belt release (would probably be safeguarded land for post 2026 needs): H7: East of Redbourn, south of Harpenden Lane, Redbourn (estimated homes = 100)

	Employment (see paragraph 11.17)
	Proposed strategic employment site: E3: Building Research Establishment (part), Garston  – redevelopment for BRE and related activities

	Other settlements within the Green Belt and Green Belt Countryside   

	Topic 
	Key policies and proposals 

	Housing (see paragraph 10.27)
	Proposed strategic housing site for the period to 2026: H5: Harperbury Hospital (estimated homes = 350)

	Employment (see paragraph 11.17)
	Possible additional strategic employment site: E4: Roehyde, south west of A1(M) Junction 3, Colney Heath (west of Hatfield) – possible alternative to London Road, St Albans for a high quality business park.  

	Transport (see paragraph 13.34)
	Mini Park and Ride - possible sites include: PR2: Land near Butterfly World, Chiswell GreenPR3: Park Street Roundabout

	Leisure, Culture and tourism (see paragraphs 16.10 and 16.24)
	Possible 4 star hotel with conference facilities: HT3: Roehyde, south west of A1(M) Junction 3, Colney Heath (west of Hatfield) – if a business park is built (see E4 above).

	Green infrastructure, natural environment and countryside (see paragraph 18.13) 
	Countryside enhancement (woodland planting, nature conservation, low intensity countryside recreation): Watling Chase Community Forest (south part of District)Heartwood Forest (between Sandridge and Wheathampstead)


21 Implementation and Delivery

21.1 The Core Strategy sets out the broad direction for the Local Development Framework. In order to take the Core Strategy forward, the District Council will produce: 

Development Plan Documents (DPDs) 

· Development Policies 

· Site Allocations 

· East Hemel Hempstead Area Action Plan (joint Plan with Dacorum Borough Council) – dependent upon final outcome of High Court challenge 

Supplementary Planning Documents (SPDs) 

· Design and layout of new housing 

· Extensions in residential areas 

· Development in the Green Belt 

· Affordable Housing 

· Planning Obligations (Section 106) 

· Residential extensions and replacement dwellings in the Green Belt 

· Parking Standards 

· Building Futures 

The need for other SPDs will be kept under review.

21.2 The District Council aims to create sustainable communities and deliver the Core Strategy’s vision and strategic objectives. To achieve this, the Council needs help from public and private partners to deliver the housing, employment and community/transport infrastructure required. The Council’s partners will play key roles in implementing the Core Strategy. 

21.3 It is envisaged that the final Core Strategy document will include:

· A list of the Council’s main partner organisations. 

· Detailed information to indicate how housing, employment and infrastructure will be delivered, with key infrastructure requirements, funding status and the body responsible for delivery (see chapter 19). 

21.4 The City Vision master plan exercise (see paragraph 12.12) will provide the Council with advice on the implementation of potential development schemes on key city centre sites. Depending on the conclusions of the master planning work, the Council may decide to prepare a City Centre Area Action Plan, or one or more site specific supplementary planning documents. 
22 What Do You Think?

How can I get involved? 

22.1 You may already have been involved through earlier consultation processes. The Core Strategy builds on work done in developing St Albans’ planning strategy over several years. This includes the LDF Issues and Options consultations in 2006 and 2007, as well as consultations on documents such as the East of England Plan. 

22.2 The Council would very much welcome your views on the Core Strategy Emerging Strategy consultation document.  A questionnaire on the Emerging Strategy can be found near the start of this consultation document, just before chapter 1. 

Comment Online 

22.3 The best way for you to make comments on the consultation document is by registering and submitting your comments online via the Council’s website. Please visit the planning policy web pages at http://www.stalbans.gov.uk/environment-and-planning/planning/policy/, then click on a link to the Local Development Framework consultation pages hosted by a company called Limehouse. You will then be able to complete the online version of the questionnaire. 

22.4 Submitting comments online is easy, safe and secure and all comments received will automatically be logged with the Council. You can be sure your views will be taken into consideration as the Core Strategy is developed. Submitting comments online provides you with a unique identification number, which enables you to keep track of your comments during the Plan’s preparation and read comments made by others. 

22.5 An electronic version of the document, summary leaflet, questionnaire and      Frequently Asked Questions (FAQ) is available to download at www.stalbans.gov.uk and you can also submit your comments by email to LDFconsultation@stalbans.gov.uk. 

Other ways to get involved 

22.6 If you do not have internet access, you will still be able to comment. Copies of the document, summary leaflet, questionnaire and FAQ will be available from: 

· The Council Offices in St Albans and Harpenden 

· Local Libraries 

22.7 You can complete the paper version of the questionnaire and return it to: Core Strategy Consultation, Planning Policy Team, St Albans City and District Council, Council Offices, St Peter’s Street, St Albans, AL1 3JE. 

22.8 The Council also has a travelling exhibition which will visit several locations where you will be able to get more information and make comments. See the Council’s website or contact the Planning Policy Team to find out when it will be visiting an area near you. 

Consultation period 

22.9 The deadline for submitting comments on the Core Strategy Emerging Strategy is 28 September 2009.

            Further information 

22.10 For further information see www.stalbans.gov.uk; or contact the Planning Policy Team at: Council Offices, St Peters Street, St Albans, AL1 3JE; or telephone 01727 866100 and ask for the Planning Policy Team. 
23 What Happens Next?

23.1The Council will consider carefully all representations received and, where appropriate, seek to resolve objections. 

23.2 This document will then be developed into the Core Strategy Pre-submission document.  The Pre-Submission document will contain the full wording of the Core Strategy that the Council wishes to be adopted. It will be made available for a statutory six week period, when formal representations can be made on the soundness of the document. 

23.3 The Core Strategy can then be formally submitted to the Government for examination. All representations received on the Pre-submission document will be considered at the Examination by an independent Planning Inspector. He/she will test the ‘soundness’ of the plan and then produce an Inspector’s report, which will be binding on the Council. 

23.4 The remaining key milestones for the Core Strategy are summarised below:

	Core Strategy Timetable 

	Public participation/consultation on Emerging Strategy document
	July-September 2009

	Public participation on Pre-Submission Core Strategy 
	Early 2010 

	Submission of Core Strategy 
	July 2010 

	Public examination 
	November 2010

	Receipt of Inspector’s binding report
	April 2011

	Adoption of Core Strategy 
	June 2011


Downloaded from the consultation portal at
http://stalbans-consult.limehouse.co.uk/portal/planning_policy/csdpd/ecs2009.

All diagrams and one table (paragraph 6.3) deleted, but internet references left in the text.
