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Abbreviation
AONB
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Hertsmere Borough Council
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Housing and Economic Land Availability Assessment

NP

Neighbourhood Plan
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1.

Executive Summary

1.1

Background

Site selection and allocations is one of the most contentious aspects of planning, raising strong feelings amongst
local people, landowners, developers and businesses. It is important that any selection process carried out is
transparent, fair, robust and defensible and that the same criteria and process is applied to each potential site.
Equally important is the way in which the work is recorded and communicated to interested parties so the
approach is transparent and defensible.
The Shenley Neighbourhood Plan (NP), which will cover the whole of Shenley Parish, is being prepared in the
context of the adopted and emerging Local Development Plan (Hertsmere Core Strategy1 and Hertsmere Local
Plan 2012-2027: Site Allocations and Development Management (SADM) Policies Plan2). Hertsmere Borough
Council (HBC) is in the early stages of preparing a new Local Plan, which will play an important role in shaping
the future development of the borough. While there is currently no policy that requires Shenley to deliver new
housing, the NP group have been informed through an Issues and Options Local Plan3 document (published on
the 22nd September) that the Shenley area will potentially have to deliver an increase in housing over the plan
period (up to 1,000 new homes to be shared between Elstree and Shenley).
The Neighbourhood Plan area is entirely within the green belt. HBC are expected to undertake a full green belt
review and allocate sites as part of the emerging Local Plan. Preferred sites are approximately mapped with the
Issues and Options Consultation Plan, some of which fall within the Shenley NP area. Shenley NP Steering
Group considers that the Shenley NP is best placed to allocate sites to meet a large proportion of the suggested
potential increase in housing within the NP area.
As part of the technical support to the Shenley NP Steering Group, AECOM has carried out a site visit and an
independent assessment of seven sites identified as potential candidates for allocation in the Neighbourhood
Plan to establish which of the sites are most suitable to meet the Neighbourhood Plan requirements and
objectives.

1.2

Site Appraisal Summary

This site assessment has found that there is one site that is appropriate for allocation for housing in the
Neighbourhood Plan and there are a further two sites that could be suitable if the identified constraints could be
resolved. Four of the sites are not considered suitable for allocation in the Neighbourhood Plan.
This site assessment identifies Site 4, Land adjoining Wilton End Cottage and land south of Radlett Lane, as
being the most suitable to meet identified housing need.

1

Hertsmere Core Strategy (January 2013), as viewed here https://www.hertsmere.gov.uk/Documents/09-Planning--BuildingControl/Planning-Policy/Local-Development-Framework/Core-Strategy-DPD-2013.pdf
2
Hertsmere Site Allocations and Development Management (SADM) Policies Plan, adopted November 2016
https://www.hertsmere.gov.uk/Documents/09-Planning--Building-Control/Planning-Policy/Local-Plan/FINAL-ADOPTED-SADM01-02-2017.pdf
3
Local Plan Hertsmere, Issues and Options Public Consultation September 2017, as viewed here:
https://www.hertsmere.gov.uk/Planning--Building-Control/Planning-Policy/Local-Plan/New-Local-Plan-Planning-for-Growth.aspx
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2.

Introduction

2.1

Background

AECOM has been commissioned to undertake an independent site appraisal for the Shenley Neighbourhood
Plan on behalf of Shenley NP Steering Group. The work undertaken was agreed with the Shenley NP Steering
Group and the Department for Communities and Local Government (DCLG) in September 2017.
The Neighbourhood Plan is being prepared in the context of the Hertsmere Core Strategy4 and Hertsmere Local
Plan 2012-2027: Site Allocations and Development Management Policies Plan5. Hertsmere Borough Council
(HBC) is in the early stages of preparing a new Local Plan, which will play an important role in shaping the future
development of the borough. An Issues and Options consultation is currently open6. The new Local Plan, once
adopted, will shape how the area will change and develop over the next 15 years. The latest projections in the
Issues and Options consultation show a need for approximately 9,000 new homes during that period.
In addition to the spatial strategy set out in the Core Strategy, the Site Allocations and Development Management
Policies Plan (2016) provides environmental policy and other criteria, against which all development proposals
and planning applications are judged. The SADM Plan defines sites and areas on a Policies Map. They include
the Green Belt, towns and villages, town centres, employment areas, housing sites and open spaces. For site
proposals, the plan lists specific planning criteria or constraints which should be adhered to. The policies in
SADM help deliver the aspirations, targets and intentions of the Core Strategy. A Neighbourhood Plan cannot
allocate sites within the green belt, unless this planning designation is reviewed and boundaries redrawn as a
Local Plan policy change.
Figure 1 provides a map of the Shenley Neighbourhood Plan area, which covers the parish of Shenley, complete
with selected planning constraints and policies for the area. It is the intention of the Neighbourhood Plan Steering
Group that the Plan will include allocations for housing.
Shenley NP Steering Group are in the early stages of plan making and are currently consulting with stakeholders
on housing and development issues in the area so that housing objectives to meet housing demand can be met
in a way that is sympathetic to the area that ensures that the right type of housing is built in the right locations. In
this context, the Shenley NP Steering Group has asked AECOM to undertake an independent and objective
assessment of the sites that have been identified as potential candidates for housing in the Neighbourhood Plan,
including sites identified by the Shenley NP Steering Group and through the Neighbourhood Plan Call for Sites
process.
The purpose of the site appraisal is therefore to produce a clear assessment as to whether the identified sites are
appropriate for allocation in the Plan, in particular whether they comply with both National Planning Policy
Guidance and the strategic policies of Hertsmere’s adopted and emerging Local Plans; and from this pool of
sites, which are the best sites to meet the objectives of the Neighbourhood Plan.

4

Hertsmere Core Strategy (January 2013), as viewed here: https://www.hertsmere.gov.uk/Documents/09-Planning--BuildingControl/Planning-Policy/Local-Development-Framework/Core-Strategy-DPD-2013.pdf
5
Hertsmere Site Allocations and Development Management (SADM) Policies Plan, adopted November 2016, as viewed here:
https://www.hertsmere.gov.uk/Documents/09-Planning--Building-Control/Planning-Policy/Local-Plan/FINAL-ADOPTED-SADM01-02-2017.pdf
6
Local Plan Hertsmere, Issues and Options Public Consultation September 2017, as viewed here:
https://www.hertsmere.gov.uk/Planning--Building-Control/Planning-Policy/Local-Plan/New-Local-Plan-Planning-for-Growth.aspx
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Figure 1 Shenley Neighbourhood Plan Boundary and Policy Constraints
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2.2

Planning Policy

The Neighbourhood Plan policies and allocations must be in accordance with the strategic policies of the Local
Plan, both emerging and adopted. The Local Plan evidence base also provides a significant amount of
information about potential developments in Shenley.
The key documents for the HBC planning framework include:


Hertsmere Local Plan Core Strategy 2012-2027;



Hertsmere Local Plan 2012-2027: Site Allocations and Development Management Policies Plan;



Hertsmere Local Plan Policies Map 2012-2027 (updated November 2016); and



Local Plan Hertsmere Issues and Options Public Consultation (2017).

2.2.1

Hertsmere Local Plan Core Strategy 2012-20277

The 2012 Core Strategy sets out a range of policies governing development in Hertsmere Borough. Those of
relevance to development to Shenley include:
Policy CS1 The supply of new homes: Sets provision for at least 3,990 additional dwellings within the District
between 2012 and 2027, a development rate of a minimum of 266 dwellings per year.
Policy CS2 The location of new homes: Sets priority for the location of the majority of residential development
within the main settlements of Borehamwood, Potters Bar and Bushey. Within rural locations and in particular,
Shenley, Elstree and South Mimms limited, small scale infilling on suitable sites will also be supported. The
supporting text for this policy further reiterates:
Infilling is considered to be the development of a very limited amount of new housing, typically one or two
dwellings, in small gaps within the built development of a village. For the avoidance of doubt a “development
boundary” is proposed for Shenley, Elstree (the part within the Green Belt) and South Mimms within which limited
infilling development will be considered. The boundary for infilling will be defined as part of the Site Allocations
DPD. Development outside that boundary will be considered contrary to the purposes of including land within
Green Belt and will be refused unless very special circumstances can be demonstrated.
Policy CS3 Housing Delivery and Infrastructure: Requires that a review of housing allocations will be undertaken
including consideration of safeguarded land for housing and land presently designated as Green Belt Where
housing delivery has fallen below the required minimum rate over a rolling three year period by at least 20%, and
where the expected completions over the following five years will be insufficient to compensate for the shortfall of
the minimum required annualised rate.
Policy CS9 Local Significant Employment Sites: Where local significant employment sites designated for
employment generating uses include Farm Close sites, Shenley. Any redevelopment of a Locally Significant
Employment Site for housing or other development will be based on an assessment of the suitability of a site for
continuing employment use.
Policy CS13 The Green Belt: While there is a general presumption against inappropriate development within the
Green Belt limited infilling within the village envelopes of those parts of Elstree, Shenley and South Mimms which
are in the Green Belt will be considered appropriate, provided that it is sympathetic to its surroundings, retains
and protects features essential to the character and appearance of the village.
Policy CS14 Protection or enhancement of heritage assets: Requires that all development proposals must
conserve or enhance the historic environment of the Borough in order to maintain and where possible improve
local environmental quality
Policy CS15 Promoting recreational access to open spaces and the countryside: Supports the safeguarding and
enhancement of access to parks, open spaces, rural visitor attractions and to the wider local countryside. The
policy encourages provision or enhancement of visitor and appropriate facilities in the countryside, including
Watling Chase Community Forest Gateway Sites and Historic Parks and Gardens.

7

Hertsmere Local Plan, Development Plan Document, Core Strategy, Adopted January 2013, Hertsmere Borough Council. As
viewed here: https://www.hertsmere.gov.uk/Planning--Building-Control/Planning-Policy/Local-Plan/Local-Plan-2012-27-CoreStrategy.aspx
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2.2.2

Hertsmere Local Plan 2012-2027: Site Allocations and Development Management
Policies Plan8

Policy SADM11 - Landscape Character: supports the management of development help conserve, enhance
and/or restore the character of the wider landscape across the borough.
Policy SADM12 - Trees, Landscaping and Development: Will refuse planning permission for development which
would result in the loss, or likely loss, of:
(i) healthy, high quality trees subject to a Tree Preservation Order; or
(ii) any healthy, high quality trees and/or hedgerows that make a valuable contribution to the amenity or
environment of the area in which they are located.
Policy SADM20 - Environmental Pollution and Development: Development should not result in any adverse
impact to public health or wellbeing, or significantly add to contamination or pollution, taking into account the
situation following any mitigation and remediation measures. Development proposals will be judged against the
principles below and any future Contaminated Land, Air Quality or Noise and Vibration SPD.
Policy SADM23 - Village Envelopes: A village envelope as part of the Green Belt is defined for Shenley, within
which limited infilling will be permitted if it complies with Core Strategy Policy CS13 and other relevant plan
policies.
Policy SADM24 - Key Green Belt Sites: At Key Green Belt Sites development will be directed towards the
‘envelope’ defined on the Policies Map, whereby any proposal for infilling or redevelopment within the ‘envelope’
must be ancillary to or support an existing or approved use on the site.
Policy SADM26 - Development Standards in the Green Belt: Ensures development within the Green Belt will
comply with certain principles such as minimising visual impact, limiting scale of development, and considering
the nature and intensity of the new use, its effect on amenity, landscape and the purpose of the Green Belt in that
locality.
Policy SADM28 - Watling Chase Community Forest: The Forest Plan and supplementary planning guidance will
be material considerations in the determination of planning applications in the Forest area.
Policy SADM29 - Heritage Assets: When assessing proposals, the Council will have regard to the significance of
the heritage asset and the potential harm to it. The Council will not permit development proposals which fail to
protect, conserve or where possible enhance the significance, character and appearance of the heritage asset
and its setting. The scale, design, use and character of the proposal will be taken into account, as well as the
detailed provisions following.
These policies are further supported by the Hertsmere Local Plan Policies Map9 provided overleaf.

2.2.3

Local Plan Hertsmere Issues and Options Public Consultation (2017)10

A new Local Plan is currently being prepared as the housing numbers in the Core Strategy (2013) were based on
the former East of England Regional Spatial Strategy which provided the context and set the scale of
development for Hertsmere between 2008 and 2016 which gave priority to locating new development on land
within existing built-up areas, including the Elstree Way Corridor in Borehamwood. The current plan however
could only identify land for around 45% of the housing needed in the borough by 2027, mainly because of its
focus on protecting the green belt. Due to the acute housing shortage across England the planning system needs
to make sufficient land available for new homes. Based on government forecasts alone, the number of predicted
new households equates to around 600 new homes being needed each year over the next 15 years. The Issues
and Options outlined within Shenley NP are outlined in Figure 7.

8

Hertsmere Local Plan, Site Allocations and Development Management Policies Plan, Adopted November 2016. As viewed
here: https://www.hertsmere.gov.uk/Planning--Building-Control/Planning-Policy/Local-Plan/Local-Plan-2012-27-SADM-mainpage.aspx
9
Local Plan 2012-2027 Policies Map, Hertsmere Borough Council, whereby Map J Shenley and surrounding area display
spatial policies that relate to the NDP area, as viewed here:
https://www.hertsmere.gov.uk/Planning--Building-Control/Planning-Policy/Local-Plan/Local-Plan-2012-2027-Policies-Map.aspx
10
Planning for Growth, Issues and Options September 2017 Public Consultation, Local Plan Hertsmere. As viewed here:
https://www.hertsmere.gov.uk/Planning--Building-Control/Planning-Policy/Local-Plan/New-Local-Plan-Planning-for-Growth.aspx
AECOM
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The Issues and Options report sets out different development options for land within the Shenley Neighbourhood
Plan Area. The options include:

Growth through new ‘garden suburbs’;


Supporting larger rural communities and growth of key villages; and



New garden village.

The expansion of Borehamwood through a new garden suburb has been identified as an option in Figure 2. This
option would require the release of some green belt land within the Shenley Neighbourhood Plan Area for up to
300-500 new homes.

Figure 2 Option to deliver growth through a new Garden Suburb to the north of Borehamwood.

Another approach to delivering growth in the borough would involve extending Elstree Village and Shenley, which
would require the development of land currently designated as green belt to deliver up to 1,000 new homes
across Elstree and Shenley. Two locations are identified in Figure 3 to expand Shenley Village.

AECOM
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Figure 3 Delivering growth in Elstree and Shenley to create larger, more sustainable villages

The location of a new garden village to accommodate 4,000 new homes has been identified on land to the north
of Junctions 22 and 23 of the M25 across an area of up to 200 hectares. Such an approach would reduce the
impact on existing communities and would require development of a small proportion of the borough’s green belt
with a longer lead-in and delivery timescale than any other option, potentially over 10-20 years. The area of
search for a new garden village, viewed in Figure 4, crosses the M25 into the Shenley neighbourhood plan area.

Figure 4 Creation of a sustainable stand-alone garden village

AECOM
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In order to meet the future needs of the borough there is the potential for one or a combination of the approaches
described above to be implemented. It is not clear how these broad locations were selected and the evidence to
underpin them has not been made available by HBC. However HBC has confirmed that work is underway to
produce an evidence base which will help to select the most sustainable locations for development.

2.2.4

Hertsmere Borough Council Green Belt Assessment (Stage 1) Report: Methodology
and Assessment of Green Belt Parcels11

In January 2017 HBC undertook a Green Belt Assessment, which included assessment of two parcels (18 and
30) shown in Figure 5 to the east and west of Shenley Village. The purpose of a Green Belt Assessment is to
provide evidence of how different areas perform against the Green Belt purposes set out in national policy;
planning authorities may then take this into account alongside other evidence in making decisions about possible
changes to Green Belt boundaries. A boundary revision can take the form of an expansion or a contraction.
However, equally a Green Belt Assessment may conclude that no changes are appropriate.
It was found that Green Belt Parcels 18 and 30, located to the south and east of Shenley, both score strongly
against the NPPF purposes. Both Parcels play a role in the prevention of sprawl from Borehamwood and
maintaining the gaps between Borehamwood, Radlett, London Colney, Potters Bar and Greater London
(Chipping Barnet). They were also found to perform strongly in assisting in safeguarding the countryside from
encroachment. Neither parcel however were found to preserve the setting and special character of historic towns.

Figure 5 Green Belt Parcels 18/30 (Shenley Village)

In conclusion it was found that the west of Parcel 18 at Shenley village “is more densely developed and plays a
limited role in terms of preventing encroachment into the countryside, and to ensure consistency with the area of
the village to the north of Radlett Lane this area should be considered further”. The assessment found that Green
Belt areas to the west and north east of Shenley, as seen in Figure 6, are recommended to be taken forward to
Stage 2 of the assessment. Even though Parcels 18 and 30 perform strongly as Green Belt, the assessment
found that there is clear scope for sub-division of parcels to identify weakly performing sub-areas, including the
presence of boundary features which have the potential to be permanent and recognisable Green Belt
boundaries. There is scope for sub-division regarding the sections of the Parcels directly east and west of
Shenley Village.
According to HBC, a Green Belt Stage 2 Review is likely to be undertaken in the spring of 2018.

11

Hertsmere Borough Council Green Belt Assessment (Stage 1) Report: Methodology and Assessment of Green Belt Parcels
(2017), as viewed here: https://www.hertsmere.gov.uk/Documents/09-Planning--Building-Control/Planning-Policy/LocalPlan/New-LP-GB-Assessment-Report2016.pdf
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Figure 6 Map 6.1 Areas Recommended for Further Consideration, Hertsmere Green Belt Assessment
(Stage 1)
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3.

Site Assessment Method

The approach undertaken to the site appraisal is based on the Government’s National Planning Practice
Guidance (Assessment of Land Availability) published in 2014 with ongoing updates, which contains guidance on
the assessment of land availability and the production of a Strategic Housing Land Availability Assessment
(SHLAA) as part of a local authority’s evidence base for a Local Plan.
Although a Neighbourhood Plan is at a smaller scale than a Local Plan, the criteria for assessing the suitability of
sites for housing are still appropriate. This includes an assessment of whether a site is suitable, available and
achievable. Locally important criteria and meeting the objectives of the neighbourhood plan are also relevant
factors to consider when selecting sites for allocation.
In this context, the methodology for carrying out the site appraisal is presented below.

3.1

Task 1: Identify Sites to be Included in Assessment

The first task is to identify which sites should be considered as part of the assessment.
This included:



All Housing and Economic Land Availability Assessment (HELAA) sites that were assessed in the recent
HELAA 2015 Update and have not been delivered.
All Sites identified through Neighbourhood Plan Call for Sites and by the Neighbourhood Plan Steering
Group.

There were a number of sites identified through the Neighbourhood Plan Steering Group Call for Sites that had
already been assessed through the HELAA. HELAA sites that were not considered suitable for development due
to their location within the green belt were considered as part of the full assessment. New sites were also
identified outside the HELAA process through the Shenley NP Steering Group while others were put forward by
landowners. All sites were considered as part of the assessment.
All sites included in the assessment are shown in Figure 7.

3.2

Task 2: Development of Site Appraisal Pro-Forma

A site appraisal pro-forma has been developed by AECOM to assess potential sites for allocation in the
Neighbourhood Plan. It has been developed based on the Government’s National Planning Practice Guidance,
the Site Assessment for Neighbourhood Plans: A Toolkit for Neighbourhood Planners (Locality, 2015) and the
knowledge and experience gained through previous Neighbourhood Planning site assessments. The purpose of
the pro-forma is to enable a consistent evaluation of each site against an objective set of criteria.
The pro-forma utilised for the assessment enabled a range of information to be recorded, including the following:








General information:
Site location and use;
Site context and planning history;
Context:
Type of site (greenfield, brownfield etc.);
Planning history.
Suitability:
Site characteristics;
Environmental considerations;
Heritage considerations;
Community facilities and services;
Other key considerations (e.g. flood risk, agricultural land, tree preservation orders); and
Availability.

AECOM
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3.3

Task 3: Complete Site Pro-formas

The next task was to complete the site pro-formas. This was done through a combination of desk top assessment
and site visits. The desk top assessment involved a review of the conclusions of the existing evidence and using
other sources including google maps/ streetview and MAGIC maps in order to judge whether a site is suitable for
the use proposed. The site visits allowed the team to consider aspects of the site assessment that could only be
done visually. It was also an opportunity to gain a better understanding of the context and nature of the
neighbourhood plan area.

3.4

Task 4: Consolidation of Results

Following the site visit, the desk top assessment was revisited to finalise the assessment and compare the sites
to judge which were the most suitable to meet the housing requirement.
A ‘traffic light’ rating of all sites has been given based on whether the site is an appropriate candidate to be
considered for allocation in the Neighbourhood Plan. The traffic light rating indicates ‘green’ for sites that show no
constraints and are appropriate as site allocations, ‘amber’ for sites which are potentially suitable if issues can be
resolved and ‘red’ for sites which are not currently suitable. The judgement on each site is based on the three
‘tests’ of whether a site is appropriate for allocation – i.e. the sites is suitable, available and achievable.
The conclusions of the HELAA were revisited to consider whether the conclusions would change as a result of
the local criteria. It was decided that the local criteria, while useful for shortlisting sites for eventual selection,
would not rule a site out as a potential allocation.

3.5

Indicative Housing Capacity

Where sites were previously included in the HELAA indicative housing capacity shown in this document has been
used.
If landowners/developers have put forward a housing figure, this has been used if appropriate.
Site capacities have also been calculated at 30 dwellings per hectares, in line with capacities calculated in the
2015 update of the HELAA. While there is no policy that sets densities according to the context of sites, the Core
Strategy acknowledges that ‘historically most suburban areas in Hertsmere have been developed at densities of
less than 30 homes per hectare’. The NPPF maintains that the character, pattern and density of development in
different neighbourhoods is likely to require a location and criteria-based approach to considering garden land
and other intensification proposals, rather than a blanket Borough-wide approach.
Capacity calculations are based on the Borough-wide approach of 30 dwellings per hectare as used in the recent
2015 HELAA update, however in accordance with Policy CS1 The supply of new homes of the Core Strategy the
estimation of housing density must have regard to the character, pattern and density of the surrounding area.

AECOM
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4.

Site Assessment

4.1

Identified Sites in the Hertsmere HELAA

The 2015 Hertsmere Housing and Economic Land Availability Assessment Update 201512 considered sites in
Shenley that could be suitable for housing. All sites within the green belt were considered unsuitable for
development. One such site ‘Land adjoining Wilton End Cottage, Shenley’ (HELAA Ref. C49) was identified and
discounted on these grounds. This site has come forward as part of a larger site through the call for sites
process. A Council-owned garage site: Birchwood (HELAA Ref. C63) was identified as suitable and available to
deliver 6 units over a 6-10 year time frame. This site was built out. Land to West of Shenley Hospital and North of
Cricket Ground (HELAA Ref. S20) and 43 London Road (HELAA Ref. S25) were excluded because there has
been no further promotion of the site for residential development or indication that residential development will be
undertaken in the foreseeable future. Both sites have now come forward as available through the Shenley
Neighbourhood Plan Call for Sites.

4.2

Sites Considered through the Site Appraisal

Sites to be considered through the site appraisal have therefore been selected via the following methods:


HELAA sites in Shenley that currently have potential for development, i.e. they are potentially suitable,
available and viable and do not already have planning permission.



Sites submitted through the Neighbourhood Plan Call for Sites. This includes all sites that were
discounted in the HELAA because of green belt policy.

Table 1 sets out all sites included in the appraisal from the above two sources.
Table 1 Sites Considered through the Site Appraisal
Site Ref.

Site Source

HELAA Ref.

Site Address

Land Type

Gross Area
(ha)

Yield (at 30
dph)

2

Neighbourhood Plan
Call for Sites

-

Land at Harperbury
Hospital,
Harper Lane

Greenfield

5.2

72 (calculated
from potential
developable
area of site)

3

HELAA; and
Neighbourhood Plan
Call for Sites

S20

Land to West of Shenley
Hospital and North of
Cricket Ground

Greenfield

12.6

378

4

HELAA; and
Neighbourhood Plan
Call for Sites

C49 + C51;
Part of S25 in
2010 SHLAA

Land adjoining Wilton
Greenfield
End Cottage and land
south of Radlett Lane; 43
London Road

11
(approximate
developable
area)

330

5

Neighbourhood Plan
Call for Sites

-

Land south of Radlett
Lane at the Woodhall
Estate

Greenfield

6.1

183

6

Neighbourhood Plan
Call for Sites

-

Land west of Green
Street and north of
Stapleton Road

Greenfield

1.4

42

7

Neighbourhood Plan
Steering Group

-

Land lying to the north of Greenfield
Stapleton Road

5.4

162

8

Neighbourhood Plan
Call for Sites

-

Land lying to the west of
Well End Road and
North of Potters Lane

6.5

195

Greenfield

Figure 7 shows all sites included in the assessment on a map.

12

Hertsmere Housing and Economic Land Availability Assessment Update 2015, as viewed here:
https://www.hertsmere.gov.uk/Documents/09-Planning--Building-Control/Planning-Policy/Planning-Publications/HELAA-Report2015.pdf
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Figure 7 Map of sites identified for assessment, in relation to mapped issues and options for housing delivery
identified in the Draft Local Plan. Source: HBC, adapted by AECOM

Sites identified through the HBC Issues and Options exercises have not been assessed as part of this exercise
because they are indicative broad locations and the information underpinning the location selection process does
not appear to be available from HBC. They are also strategic in nature and likely to be outside the scope of a
neighbourhood plan.
However, the findings of this site assessment on the suitability of alternative sites to meet the identified housing
need, will allow a comparison of housing options to be made, which will help to guide decisions on the
neighbourhood plan site allocations.
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5.

Summary of Site Appraisals

A number of sites were assessed to consider whether they would be appropriate for allocation in the Shenley
Neighbourhood Plan. These include sites that were submitted through the Hertsmere Housing and Economic
Land Availability Assessment Update 2015 and found to be suitable, available and viable for development; sites
identified by the Neighbourhood Plan Steering Group, and through the Neighbourhood Plan Steering Group’s
‘Call for Sites’. This includes sites that subsequent to the 2015 HELAA update were found to be available through
the Shenley Neighbourhood Plan Call for Sites.
It is important to note that as all the sites considered are within the green belt, none of these sites can currently
be allocated in a neighbourhood plan. Revision of the green belt boundary can only be made in exceptional
circumstances and through a Local Plan green belt review. Therefore while the assessment shows that some
sites in the assessment are more suitable than others, any allocation of these sites would require a policy change
at the Local Plan level first. The Neighbourhood Plan could, however, indicate which sites would be supported by
the community for development if a green belt policy change were to be made.
Table 2 sets out a summary of the site assessments, site capacities and site assessment conclusions. The final
column is a ‘traffic light’ rating for each site, indicating whether the site is appropriate for allocation (subject to
being removed from the green belt through a local plan review). Red indicates the site is not appropriate for
allocation through the Neighbourhood Plan. Green indicates the site is appropriate for allocation through the
Neighbourhood Plan, if removed from the green belt through the Local Plan. Amber indicates the site is less
sustainable, or may be appropriate for allocation through the Neighbourhood Plan if certain issues can be
resolved or constraints mitigated.
The summary table shows that Site 4 is considered to be appropriate for allocation through the Neighbourhood
Plan (subject to green belt policy change in a Local Plan Review), with Site 2, Site 3, Site 5, Site 6, Site 7 and
Site 8 having significant constraints to be mitigated in order to satisfy the principle of development. The strength
of performance of each site as green belt is a key constraint to the site being deemed as appropriate for
allocation.
Site 4 appears to be the most preferable site to allocate, subject to green belt policy change. Site 4 would provide
increased benefits for Shenley Village, a natural growth pattern and balance to the village, and deliver housing to
meet increased borough targets.
Table 2 should be read alongside the completed pro-formas presented in Appendix A.
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Table 2 Site Assessment Summary Table
Site
Ref.

Site Address

Site Type
(Greenfield/
Brownfield)

Site Source

Developable
Site Area
(Ha)

Capacity
(no.
14
dwellings)

HELAA Conclusion

Neighbourhood Plan Site Assessment

2

Land at
Harperbury
Hospital,
Harper Lane

Greenfield

Neighbourhood
Plan Call for
Sites

5.2

72

N/A

The site is within the Green Belt and outside the infilling
areas of the service village envelopes, therefore
development of the site would conflict with Local Plan
policy;
The site is constrained by woodland and is within the
Watling Chase Community Forest area, which looks to
enhance open areas for recreation and access to the
Forest areas. This has the potential to limit the area
available for development;
Site currently in use as football playing fields;
The capacity of Harper Lane to accommodate further
development would need to be tested, due to the single
lane access over the railway bridge.
The site is in poor location for services and amenities,
and is removed from the nearest settlement. However,
as the hospital is being redeveloped for housing, new
infrastructure as part of this development could support
further development at this location.
The site is available and could not be ruled out as a
potential future site for allocation, if it was removed from
the green belt through a review of the local plan.
However, the significant constraints listed above make it
a less favourable site for allocation.

3

Land to West of
Shenley Hospital
and North of
Cricket Ground

Greenfield

HELAA; and
Neighbourhood
Plan Call for
Sites

12.6

378

S20 was excluded in the 2015 HELAA Update
as there had been no further promotion of the
site for residential development or indication
that residential development will be
undertaken in the foreseeable future. The site
has come forward however as available
through the Shenley Neighbourhood Plan Call
for Sites.
Site 3 forms part of the S20 2010 SHELAA
site which found that:
A very large area of land, in excess of 30
hectares, has previously been the subject of
LDF representations. Although the entire area
is physically and practicably capable of

The Site is within the Green Belt and outside the infilling
areas of the service village envelopes, therefore
development of the site would conflict with Local Plan
policy;
The HBC Green Belt Assessment (Stage 1) Report
found that the Green Belt Parcel which includes the site
performs strongly as green belt. The Stage 1
assessment did not identify this parcel to be further
considered in a stage 2 assessment, to potentially
identify weakly performing green belt sub-divisions (of
parcels) for removal from green belt;
The Site is in a poor location for services and amenities,
and is removed from Shenley Village Centre.
Development of the site could lead to urban sprawl;

13

13
14

Site 1 was removed from the assessment as it was a large strategic site that was outside the scope of this study
Density is calculated at 30 dwellings per hectares, which was applied by HBC in the 2015 HELAA Update for sites within Shenley.
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Site
Ref.

Site Address

13

4

Land adjoining
Wilton End
Cottage and land
south of Radlett
Lane

Site Type
(Greenfield/
Brownfield)

Greenfield

Site Source

HELAA; and
Neighbourhood
Plan Call for
Sites

Developable
Site Area
(Ha)

15.9

Capacity
(no.
14
dwellings)

330
(Estimated for
current
available
approximate
developable
area of 11ha)

HELAA Conclusion

Neighbourhood Plan Site Assessment

redevelopment, less than 1ha of land
(approximately 0.93 ha) is sufficiently well
located in terms of accessibility to local shops
and / or three or more buses per hour at peak
time. Notwithstanding the Green Belt
constraint, a small area of the site is therefore
considered to be suitable for development.
Site Availability:
The site has been the subject of
representations through the LDF. The site is
also owned by one party and is not subject to
ransom strips or other known ownership
issues that would affect its availability.
Accordingly, this site is considered available
within five years of this assessment.
Site Achievability:
The site would be unlikely to incur any
significant development costs as a greenfield
site, with no *known environmental
constraints. In a borough with generally high
housing demand, subject to an acceptable
scheme coming forward, a limited amount of
housing could potentially come forward on this
site. Accordingly, development of the site is
considered achievable.
Deliverability / Developability:
Given the above, development of this site for
housing is considered suitable, available and
achievable within five years of the Core
Strategy being adopted. It is therefore
considered deliverable.

The Site performs strongly as green belt, strategically
separating Shenley from Radlett;
Proposed development of the site would lead to a
moderate impact on landscape and townscape
character due to visibility from surrounding locations and
impacts on the character of the location such as the
London Shenley Cricket Club.
The site is available and could not be ruled out as a
potential future site for allocation, if it was removed from
the green belt through a review of the local plan.
However, the significant constraints listed above make it
a less favourable site for allocation.

C49 & C51 - Land adjoining Wilton End
Cottage, Shenley. The 2015 Hertsmere
Housing and Economic Land Availability
Assessment Update 2015 considered sites in
Shenley that could be suitable for housing. All
sites within the green belt were not
considered suitable for development. One
such site ‘Land adjoining Wilton End Cottage,
Shenley’ (HELAA Ref. C49) was identified
and discounted on these grounds. As the site
is within the Greenbelt, it is not considered

The Site is within the Green Belt and largely outside the
infilling areas of the service village envelopes, therefore
development of the site would conflict with Local Plan
policy;
The Green Belt Parcel which includes the site has been
identified to be brought forward to be further assessed
in stage 2 of the Green Belt Assessment, to potentially
identify weakly performing green belt sub-divisions (of
green belt parcels) for removal from the green belt;
The Site is in a favourable location for services and
amenities, and presents an opportunity to balance
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Site
Ref.

Site Address

13

5

Land south of
Radlett Lane at
the Woodhall
Estate

Site Type
(Greenfield/
Brownfield)

Greenfield

Site Source

Neighbourhood
Plan Call for
Sites

Developable
Site Area
(Ha)

6.1

Capacity
(no.
14
dwellings)

183

HELAA Conclusion

Neighbourhood Plan Site Assessment

suitable for development until a review of the
local plan.
S25 – 43 London Road.
The 2010 SHLAA finds the following for the
site:
Site Suitability:
This site is within ten minutes walking
distance of a primary school, food store and
GP Surgery. There are also two bus services
(i.e. the 656 and 602) within five minutes
walking distance of this site, although these
are relatively infrequent. Given this and the
absence of substantial levels of PDL on-site,
this site is not considered sustainable and
therefore suitable.
Site Availability:
The site has been previously promoted by the
owner of the site and there have been no land
transactions recorded by the Land Registry
since then on this property. On that basis, the
site is considered available.
Deliverability / Developability:
Although available, this site is not considered
suitable for housing development. As such, it
is neither deliverable nor developable.
S25 and C51 were excluded in the HELAA
Update 2015 because there has been no
further promotion of the sites for residential
development or indication that residential
development will be undertaken in the
foreseeable future.

growth along the western edge of the central spine of
the village, uniting the old and new parts of Shenley
Village;
The area that includes Site 4 has been identified in the
Hertsmere Local Plan: Issues and Options as a potential
growth area for enlargement of Shenley village.
While the site is heavily screened and can only largely
be seen from local residences, natural and built heritage
constraints would require sympathetic development
proposals to mitigate and minimise impacts on
woodland habitats and the setting of the conservation
area;
The available part of the site is appropriate for allocation
subject to a review of the Local Plan to remove the site
from the green belt.

N/A

The Site is within the Green Belt and outside the infilling
areas of the service village envelopes, therefore
development of the site would conflict with Local Plan
policy;
The Green Belt Parcel which includes the site has been
identified to be brought forward for further assessment
in stage 2 of the Green Belt Assessment, to potentially
identify weakly performing green belt sub-divisions (of
green belt parcels) for removal from the green belt. Site
5 has not been identified as a subset of this green belt
parcel to be considered further in Stage 2 of the Green
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Site
Ref.
13

Site Address

Site Type
(Greenfield/
Brownfield)

Site Source

Developable
Site Area
(Ha)

Capacity
(no.
14
dwellings)

HELAA Conclusion

Neighbourhood Plan Site Assessment

Belt Assessment;
The area that includes Site 4 has been identified in the
Hertsmere Local Plan: Issues and Options as a potential
growth area for enlargement of Shenley village.
The Site is removed from the village centre, whereby
the more favourably located Site 4 would have to be
brought forward for development before Site 5 can be
considered further;
Development of the site would extend the village
westward towards Radlett, increasing coalescence
between two settlements;
The site is available and is potentially appropriate for
allocation, subject to review of the Local Plan removing
the site from the green belt and preferable sites coming
forward first for allocation and policy changes at Local
Plan level.
6

Land west of
Greenfield
Green Street and
north of Stapleton
Road

Neighbourhood
Plan Call for
Sites

1.4

42

N/A

The Site is within the Green Belt and outside the infilling
areas of the service village envelopes, therefore
development of the site would conflict with Local Plan
policy;
This Green Belt Parcel subsection has not been
identified to be brought forward for further assessment
in stage 2 of the Green Belt Assessment, to potentially
identify weakly performing green belt sub-divisions (of
green belt parcels) for removal from the green belt. This
site performs strongly as green belt in preventing sprawl
of Borehamwood and maintaining of a gap between
settlements;
The Site is in a poor location, but is relatively close
proximity to a secondary school and Borehamwood
town centre;
Site has potential to be contaminated.
The site is available and could not be ruled out as a
potential future site for allocation, if it was removed from
the green belt through a review of the local plan.
However, the significant constraints listed above make it
a less favourable site for allocation.

7

Land lying to the
Greenfield
north of Stapleton
Road

Neighbourhood
Plan Call for
Sites

5.4

162

N/A

The Site is within the Green Belt and outside the infilling
areas of the service village envelopes, therefore
development of the site would conflict with Local Plan
policy;
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Site
Ref.

Site Address

13

Site Type
(Greenfield/
Brownfield)

Site Source

Developable
Site Area
(Ha)

Capacity
(no.
14
dwellings)

HELAA Conclusion

Neighbourhood Plan Site Assessment

This Green Belt Parcel subsection has not been
identified to be brought forward in stage 2 of the Green
Belt Assessment, to potentially identify weakly
performing green belt sub-divisions (of green belt
parcels) for removal from the green belt. This site
performs strongly as green belt in preventing sprawl of
Borehamwood and maintaining of a gap between
settlements;
The Site is in a poor location, but is relatively close
proximity to a secondary school and Borehamwood
town centre;
The site is available and is potentially appropriate for
allocation in the Shenley Neighbourhood Plan, subject
to a review of the Local Plan removing the site from the
green belt. However the constraints listed above make it
a less favourable site for allocation.
8

15

Land lying to the
west of Well End
Road and North
of Potters Lane

Greenfield

Neighbourhood
Plan Call for
Sites

6.5

78

15

N/A

The Site is within the Green Belt and outside the infilling
areas of the service village envelopes, therefore
development of the site would conflict with Local Plan
policy;
This Green Belt Parcel subsection has not been
identified to be brought forward in stage 2 of the Green
Belt Assessment, to potentially identify weakly
performing green belt sub-divisions (of green belt
parcels) for removal from the green belt. This site
performs strongly as green belt in preventing sprawl of
Borehamwood and maintaining of a gap between
settlements;
Pylons traverse the site from east to west;
The area that includes this site has been identified in the
Hertsmere Local Plan: Issues and Options as a potential
site for a new Garden Suburb for Borehamwood;
The Site is in a moderate location with regards to
proximity to schools and bus service to Borehamwood;
Site is available and potentially suitable for allocation
subject to significant site constraints being resolved
(e.g. powerlines), and review of the Local Plan removing
the site from the green belt.

Landowner’s proposed development capacity with new junior school.
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6.

Conclusions

6.1

Site Assessment Conclusions

Seven sites were assessed to consider whether they would be appropriate for allocation in the Shenley
Neighbourhood Plan. These include sites that were submitted and assessed in the Housing and Economic Land
Availability Assessment Update 2015, identified through the Neighbourhood Plan call for sites, and sites identified
by the Neighbourhood Plan Steering Group.
The selection of sites for development should take into account the context of the green belt, Shenley’s
Conservation Area, built heritage, important open spaces and Watling Chase Community Forest and the existing
settlement boundary. The majority of land within the settlement is now developed and, therefore, to meet an
increased housing need across the borough, Shenley Neighbourhood Plan would need to include housing
allocations on sites that are currently outside the settlement boundary.
Table 2 sets out a summary of the site assessment and includes both the HELAA conclusion (where applicable)
and the conclusions of the Neighbourhood Plan site assessment.
The assessment found that subject to a Green Belt Stage 2 Assessment and a policy change at Local Plan, Site
4 is appropriate for allocation. The Green Belt Parcel which includes Site 4 has been identified for further
consideration in stage 2 of the Green Belt Assessment. The stage 2 assessment will potentially review Green
Belt Parcels to potentially identify weakly performing green belt sub-divisions for removal from the green belt on
the edge of Shenley Village. Site 4 is in a favourable location for services and amenities, and presents an
opportunity to balance growth along the western edge of the central spine of the village, uniting the old and new
parts of Shenley Village.
Six further sites submitted through the Neighbourhood Plan’s call were found through assessment to be less
appropriate for allocation, namely Site 2, Site 3 Site 5, Site 6, Site 7 and Site 8, however these sites could be
potentially suitable for development subject to the resolution of significant constraints and removal of the sites
from the green belt through Local Plan policy change. These constraints were largely due to the proximity of the
site location to Shenley Village, consideration of how the site performs as green belt, and potential impacts of
development on landscape and townscape character. These sites did not perform as well as Site 4, and should
only be considered after this site has come forward subject to the mitigation and resolution of significant
constraints associated with each site.
The site assessment therefore shows that Site 4 is potentially suitable to come forward as a proposal for a
housing allocation as part of the Shenley Neighbourhood Plan. Although development of the site would not be in
accordance with Policy CS13 of the Core Strategy where development can occur in defined Key Green Belt Sites
(Policy SADM24) and infilling areas in the service village envelope of Shenley (Policy SADM23), Site 4 is best
placed to potentially be further considered in Stage 2 of the Green Belt Assessment for removal from the green
belt to accommodate housing development.

6.2

Viability

The Parish Council should be able to demonstrate the sites are viable for development, i.e. they are financially
profitable for the developer. It is recommended that the Shenley NP Steering Group discusses site viability with
Hertsmere Borough Council. It is suggested that any landowner or developer promoting a site for development
should be contacted to request evidence of viability, e.g. a site financial viability appraisal.

6.3

Next Steps

The assessment has found that Site 4 (Land adjoining Wilton End Cottage and land south of Radlett Lane) is the
most appropriate site to put forward as a proposed allocation in the Neighbourhood Plan (subject to green belt
policy change at the Local Plan level). This site has the potential to deliver approximately 330 homes on the
estimated developable areas. This will partially meet the requirement of 1,000 homes suggested in the Local Plan
Issues and Options Consultation across the Shenley and Elstree area.
Stage 1 of the Green Belt Assessment indicates that the eastern side of Shenley Village should in addition to land
on the western side of the village (Site 4) be considered for further assessment (Stage 2) to identify subsets of
larger green belt parcels that perform weakly in terms of green belt purposes. This area has been identified as an
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option for housing delivery in the Local Plan consultation for expansion of Shenley village. These two parcels of
land to the east and west (Site 4), identified in the Issues and Options consultation to expand the village of
Shenley, have potential to be identified for sub division from larger Green Belt parcels and subsequent removal
from the green belt. Stage 1 of the Green Belt Assessment recognises that these weakly performing sub-divisions
possess semi-urban characteristics and are located adjacent to or even enclosed within urban areas, and have
the potential to create permanent, recognisable and defensible green belt boundaries. This is due to these subareas being ‘more densely developed’; playing ‘a limited role in terms of preventing encroachment into the
countryside (due to the density of the existing built form)’, and are ‘more visually connected to the settlement
edge with a more limited relationship with the wider countryside.’
In light of the recent DCLG Consultation ‘Planning for the right homes in the right places’16, further conversations
would be advisable with HBC to better understand the housing requirement for the area and how the
Neighbourhood Plan can play a role in delivering sustainable housing allocations. Further to the potential growth
options of increasing the size of Shenley village through Site 4 and the Local Plan Consultation Option to the
west of the village, Sites 2, 3, 5, 6 7 and 8 should be considered as alternative growth options in addition to the
allocation of Site 4. Potential site allocations for preferred sites could include development briefs within each site
allocation policy that ensures that the boundary of new developments provides a sensitive transition and creates
a defensible boundary between the built form and the green belt.

16

Planning for the right homes in the right places: consultation proposals, DCLG, as viewed here:
https://www.gov.uk/government/consultations/planning-for-the-right-homes-in-the-right-places-consultation-proposals
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Appendix A Completed Site Appraisal Pro-Formas
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Site Assessment Proforma
General information
Site Reference / name

02

Site Address (or brief description
of broad location)

Land at Harperbury Hospital, Harper Lane

Current use

Playing Fields (St. Albans Rangers), woodland, vacant land

Proposed use

Housing

Gross area (Ha)
Total area of the site in hectares

5.2

HELAA site reference (if
applicable)

N/A

Method of site identification (e.g.
proposed by landowner etc.)

Call for Sites

Context
Is the site:
Greenfield: land (farmland, or open space, that
has not previously been developed)
Brownfield: Previously developed land which is
or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome?

Greenfield

Brownfield

Mixture

Unknown



None known
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Suitability
Site Characteristics
Is the current access adequate for the proposed The site is accessed through a single carriage laneway
development? If not, is there potential for access from the south of Harper lane (B556). Site can also be
to be provided?
accessed through the Harperbury Hospital complex,
through Lime Way and Meadow Avenue. Current access to
the site is not adequate, but has potential to be upgraded.
Is the site accessible?
Provide details of site’s connectivity

Site is in close proximity to the Harperbury Residential and
Hospital area. The site is less than 2km to the London
Orbital Motorway (M25) and less than 1km to the nearest
bus stop which serves Hatfield (half hourly) and St Albans
(hourly). The nearest train service is 4km from the site in
Radlett.

Environmental Considerations
Questions

Assessment guidelines

Is the site within or adjacent to the following
policy or environmental designations:










Green Belt
Ancient Woodland
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Site lies within Green
Belt

Observations and comments

Development of the site would
not be in accordance with
Policy CS13 of the Core
Strategy where development
can occur in defined Key
Green Belt Sites (Policy
SADM24) and infilling areas in
the service village envelopes
of Elstree, Shenley and South
Mimms (Policy SADM23).

AECOM
30

Shenley Neighbourhood Plan

Ecological value?
Could the site be home to protected species such as
bats, great crested newts, badgers etc.?
Unknown

Landscape and Visual Impact

Site is largely screened by
mature trees; however there
are views out of the site of
Shenley Tower in Porters Park.
There is potential to view the
site from the higher ground of
the Porters Park area.

Is the site low, medium or high sensitivity in terms
of landscape and visual impact?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained
Medium sensitivity: development of the site would
lead to a moderate impact on landscape or townscape
character due to visibility from surrounding locations
and/or impacts on the character of the location.
(e.g. in built up area);
High sensitivity: Development would be within an area
of high quality landscape or townscape character,
and/or would significantly detract from local character.
Development would lead to the loss of important
features of local distinctiveness- without the possibility
of mitigation.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

The boundary of the site is
heavily constrained with
woodland. There could be
potential for protected species;
ecological survey would be
required ahead of any
planning application.

medium landscape
sensitivity
low visual impact

The site is within the Watling
Chase Community Forest, an
area that promotes rural
diversification and through the
Watling Chase Greenways
Strategy, sustainable access to
the wider countryside. As the
site is in an area of mature
woodland, this would reduce
the developable area of the
park. The Watling Chase
Greenways Strategy also
encourages enhancement of
the tree lined public right of
way through the site, and
retention of the site as playing
fields - increasing
opportunities for recreation
and improving access to the
countryside, a key objective of
the Community Forest that is
consistent with the Hertsmere
Community Strategy aim of
creating opportunities to
engage in healthy, active
lifestyles.

No loss

Heritage considerations
Question

Assessment guidelines

Is the site within or adjacent to one or
more of the following heritage
designations or assets?





Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield

Comments

Limited or no impact or
no requirement for
mitigation
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Listed building
Known archaeology
Locally listed building

Community facilities and services
Is the site, in general terms, close/accessible to
local amenities such as (but not limited to):








Town centre/local centre/shop
Employment location
Public transport
School(s)
Open space/recreation/ leisure
facilities
Health facilities
Cycle route(s)

Observations and comments

poorly located

Site is removed from amenities and
services of settlement and would
encourage increase in car use as is
not adjacent to public transport
options. The site is however close to
the NAS Radlett Lodge School.
Services and amenities are largely
located in Radlett, 4km from the site.

Where a site is poorly located if > 800m,
moderately located if 400m to 800m, and
favourably located if < 400m from services.
Other key considerations
Are there any Tree Preservation
Orders on the site?
Would development lead to the loss
of habitats with the potential to
support protected species, for
example mature trees, woodland,
hedgerows and waterbodies?

Public Right of Way

Existing social or community value
(provide details)

Is the site likely to be affected by
any of the following?

Unknown
The northwest corner and southeast boundary of the site
contains woodland priority habitat. The area adjacent to the
south is also woodland and traditional orchard priority
medium habitat. The site is also surrounded by mature trees and
hedgerow. A detailed ecological assessment should be
carried out before the submission of any planning
application.
Yes

Public right of way crosses the eastern part of the site from
north to south.

Yes

The site is currently playing fields for St. Alban Rangers. The
remainder of the site contains a public right of way and
woodland.

Yes

Ground Contamination

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

No

Comments

Unknown. An assessment would need to be
undertaken; however it is unlikely that there
is significant ground contamination given that
the land is in agricultural use.
None known

Characteristics
Characteristics which may affect development
on the site:

Comments

AECOM
32

Shenley Neighbourhood Plan

Topography:
Flat/ gentle slope/ steep gradient

Flat

Coalescence
Development would result in neighbouring
settlements merging into one another.

No

Scale and nature of development would be large
enough to significantly change size and
character of settlement

Site is not part of a settlement

Any other comments?

3.0. Availability
Assessing the suitability of the site will give an indication of whether the site has any constraints to development.
It should consider aspects such as infrastructure, planning policy, local services, heritage and other
considerations.
Availability
Yes
Is the site available for sale or
development (if known)?
Please provide supporting evidence.

No

Comments



Are there any known legal or ownership
problems such as unresolved multiple
ownerships, ransom strips, covenants,
tenancies, or operational requirements
of landowners?

Unknown

Is there a known time frame for
availability? 0-5 /6-10 / 11-15 years.

Unknown

4.0. Summary
Assessing the suitability of the site will give an indication of whether the site has any constraints to development.
It should consider aspects such as infrastructure, planning policy, local services, heritage and other
considerations.
Conclusions
Please tick a box


The site is appropriate for allocation
This site has minor constraints



The site has significant constraints
The site is not appropriate for allocation
Potential housing development capacity (30
dph in accordance with the 2017 BDC LAA):

72 (calculated from approximate developable area of current
playing fields)

Key evidence (3-4 bullet points) for decision to
accept or discount site.



Site is within the Green Belt and outside the infilling
areas of the service village envelopes, whereby
development of the site conflicts with Local Plan policy;
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Site is largely constrained by woodland and is within the
Watling Chase Community Forest area, which looks to
enhance open areas for recreation and access to the
Forest areas. This has the potential to limit the area
available for development;
Site currently in use as football playing fields;
The capacity of Harper Lane to accommodate further
development would need to be tested, due to the single
lane access over the railway bridge;
Site is in poor location for services and amenities, and is
removed from the nearest settlement. However, as the
hospital is being redeveloped for housing, new
infrastructure as part of this development could support
further development at this location;
The site is available and could not be ruled out as a
potential future site for allocation, if it was removed from
the green belt through a review of the local plan.
However, the significant constraints listed above make it
a less favourable site for allocation.
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Site Assessment Proforma
General information
Site Reference / name

03

Site Address (or brief description
of broad location)

Land to West of Shenley Hospital and North of Cricket Ground

Current use

Agricultural

Proposed use

Housing

Gross area (Ha)
Total area of the site in hectares

12.6

HELAA site reference (if
applicable)

S20

Method of site identification (e.g.
proposed by landowner etc.)

Call for Sites

Context
Is the site:
Greenfield: land (farmland, or open space, that
has not previously been developed)
Brownfield: Previously developed land which is
or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history

Greenfield

Brownfield

Mixture

Unknown



None known
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Have there been any previous applications for
development on this land? What was the
outcome?

Suitability
Site Characteristics
Is the current access adequate for the proposed Current access to the site is not adequate, but has
development? If not, is there potential for access potential to be upgraded from Porters Park Drive or off
to be provided?
Radlett Lane through the private road to Shenley Cricket
Club.
Is the site accessible?

The site is 2.5km from Radlett, access to the A5183 and
Radlett train station. The site is 4.5km from the M25.

Provide details of site’s connectivity

Environmental Considerations
Questions

Assessment guidelines

Is the site within or adjacent to the following
policy or environmental designations:










Green Belt
Ancient Woodland
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Ecological value?

Site lies within Green
Belt

Unknown

Observations and comments

Development of the site would
not be in accordance with
Policy CS13 of the Core
Strategy where development
can occur in defined Key
Green Belt Sites (Policy
SADM24) and infilling areas in
the service village envelopes
of Elstree, Shenley and South
Mimms (Policy SADM23).
The site performs strongly as
green belt, as identified in the
Green Belt Review Stage 1.

The northern boundary of the
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Could the site be home to protected species such as
bats, great crested newts, badgers etc.?

site is shared with areas of
Priority Habitat deciduous
woodland, which has a high
potential for protected species;
An ecological survey
assessing the impact of
development on this woodland
would be required ahead of
any planning application.

Landscape and Visual Impact

Site is largely screened by
mature trees; however there
are views out of the site of
Shenley Tower in Porters Park.
There is potential to view the
site from the higher ground of
the Porters Park area. Site is
largely screened from adjacent
residential area, however site
is on lower ground (down
embankment on southern half)
and can be seen more readily
from residential dwellings on
north eastern edge of Porters
Park; There are views out of
the site to the northern horizon
and views towards an
escarpment across the cricket
club grounds.

Is the site low, medium or high sensitivity in terms
of landscape and visual impact?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained
Medium sensitivity: development of the site would
lead to a moderate impact on landscape or townscape
character due to visibility from surrounding locations
and/or impacts on the character of the location.
(e.g. in built up area);
High sensitivity: Development would be within an area
of high quality landscape or townscape character,
and/or would significantly detract from local character.
Development would lead to the loss of important
features of local distinctiveness- without the possibility
of mitigation.

The site is within the Northern
Thames Basin National
Character Area, an area rich in
medium landscape
geodiversity, archaeology and
sensitivity
history and diverse landscapes
of wooded Hertfordshire
medium visual impact
plateaux and river valleys, with
areas of urbanisation mixed in
throughout. It has a
predominantly rural feel with
few large developments but it
is not notably picturesque:
indeed it can have a confused,
disorderly feel where the
variation in land use and
topography conflict.
The site is within the Watling
Chase Community Forest, an
area that promotes rural
diversification and through the
Watling Chase Greenways
Strategy, sustainable access to
the wider countryside. As the
site is adjacent to areas of
mature woodland, proposed
development in line with the
Watling Chase Greenways
Strategy encourages
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enhancement of public right of
way to woodland areas,
increasing opportunities for
recreation and improving
access to the countryside.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

No loss

Heritage considerations
Question

Assessment guidelines

Comments

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








The site is within 200m of a Grade II
Limited or no impact or
listed building, The Mansion. There is a
no requirement for
buffer of housing however west of Porters
mitigation
Park Drive.

Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Community facilities and services
Is the site, in general terms, close/accessible to
local amenities such as (but not limited to):








Town centre/local centre/shop
Employment location
Public transport
School(s)
Open space/recreation/ leisure
facilities
Health facilities
Cycle route(s)

Observations and comments

poorly located

Where a site is poorly located if > 800m,
moderately located if 400m to 800m, and
favourably located if < 400m from services.

The site is on the urban edge and
poorly located in proximity to services,
being 1km from a health care clinic,
childcare and supermarket. The site is
700m from bus stops that provide a
half hourly service to Watford and
hourly service to Borehamwood. The
site is in close proximity to the Watling
Chase Timberland Trail (unpaved
pedestrian and cycle trail), and open
space amenities such as the Shenley
Cricket Centre, Shenley Park Walled
Garden, and play areas in Shenley
Park. The site is removed from
Shenley village, and is 2.5km from
Radlett town centre amenities.

Other key considerations
Are there any Tree Preservation
Orders on the site?
Would development lead to the loss
of habitats with the potential to
support protected species, for
example mature trees, woodland,
hedgerows and waterbodies?

None
The site is largely arable agricultural land; however the site
is adjacent to priority habitat deciduous woodland. A detailed
medium ecological assessment should be carried out before the
submission of any planning application.
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Public Right of Way

No

Existing social or community value
(provide details)

No

Is the site likely to be affected by
any of the following?

Yes

No

Unknown. An assessment would need to be
undertaken; however it is unlikely that there
is significant ground contamination given that
the land is in agricultural use.

Ground Contamination

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

Comments

There are telegraph poles crossing the
northern part of the site.



Characteristics
Characteristics which may affect development
on the site:

Comments

Topography:
Flat/ gentle slope/ steep gradient

Undulating and sloping outwards from ridge east of
site

Coalescence
Development would result in neighbouring
settlements merging into one another.

Yes.
Proposed development would increase the sprawl of
the village to the northwest and decrease the strategic
green belt gap between Shenley and Radlett.

Scale and nature of development would be large
enough to significantly change size and
character of settlement
Any other comments?

The site increases the village size to the northwest
away from the village centre.

In the 2017 Green Belt Assessment of Hertsmere Borough,
this parcel of land was not identified for further subdivision
to identify weakly performing green belt for potential
removal from green belt. This green belt parcel was not
recommended to be taken forward to Stage 2 of the green
belt assessment.

3.0. Availability
Assessing the suitability of the site will give an indication of whether the site has any constraints to development.
It should consider aspects such as infrastructure, planning policy, local services, heritage and other
considerations.
Availability
Yes
Is the site available for sale or
development (if known)?
Please provide supporting evidence.
Are there any known legal or ownership
problems such as unresolved multiple
ownerships, ransom strips, covenants,



No

Comments
Site is owned by Herts County
Council.

Unknown
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tenancies, or operational requirements
of landowners?
Is there a known time frame for
availability? 0-5 /6-10 / 11-15 years.

Unknown

4.0. Summary
Assessing the suitability of the site will give an indication of whether the site has any constraints to development.
It should consider aspects such as infrastructure, planning policy, local services, heritage and other
considerations.
Conclusions
Please tick a box


The site is appropriate for allocation
This site has minor constraints



The site has significant constraints
The site is not appropriate for allocation
Potential housing development capacity (30
dph in accordance with the 2017 BDC LAA):
Key evidence (3-4 bullet points) for decision to
accept or discount site.

378











The Site is within the Green Belt and outside the infilling
areas of the service village envelopes, whereby
development of the site conflicts with Local Plan policy;
The Green Belt Parcel which includes the site has not
been identified to be brought forward in stage 2 of the
Green Belt Assessment, which will potentially identify
weakly performing green belt sub-divisions (of parcels)
for removal from green belt;
The Site is in poor location for services and amenities,
and is removed from the Shenley Village Centre,
introducing an element of sprawl to the northeast;
The Site performs strongly as green belt, strategically
separating Shenley from Radlett;
Proposed development of the site would lead to a
moderate impact on landscape or townscape character
due to visibility from surrounding locations and impacts
on the character of the location such as the London
Shenley Cricket Club;
The site is available and could not be ruled out as a
potential future site for allocation, if it was removed from
the green belt through a review of the local plan.
However, the significant constraints listed above make it
a less favourable site for allocation.
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Site Assessment Proforma
General information
Site Reference / name

04

Site Address (or brief description
of broad location)

Land adjoining Wilton End Cottage and land south of Radlett Lane

Current use

Agricultural / open space

Proposed use

Housing

Gross area (Ha)
Total area of the site in hectares

15.9 (approximate)

HELAA site reference (if
applicable)

C49 & C51 - Land adjoining Wilton End Cottage, Shenley

Method of site identification (e.g.
proposed by landowner etc.)

Call for Sites

Context
Is the site:
Greenfield: land (farmland, or open space, that
has not previously been developed)
Brownfield: Previously developed land which is
or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history

Greenfield

Brownfield

Mixture

Unknown



None known
AECOM
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Have there been any previous applications for
development on this land? What was the
outcome?

Suitability
Site Characteristics
Is the current access adequate for the proposed Current access to the site is not adequate, but there is
development? If not, is there potential for access potential for access from a private road that exits onto
to be provided?
London Road by Shenley Village Hall, and new access to
be created onto Radlett Lane.
Is the site accessible?
Provide details of site’s connectivity

The site is adjacent to Shenley Village and 3km from
Radlett, access to the A5183 and Radlett train station. The
site is 3.8km from the M25.

Environmental Considerations
Questions

Assessment guidelines

Is the site within or adjacent to the following
policy or environmental designations:








Green Belt
Ancient Woodland
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation

Site lies within Green
Belt

Observations and comments

Development of the site would
not be in accordance with
Policy CS13 of the Core
Strategy where development
can occur in defined Key
Green Belt Sites (Policy
SADM24) and infilling areas in
the service village envelopes
of Elstree, Shenley and South
Mimms (Policy SADM23).
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Site of Geological Importance
Flood Zones 2 or 3

Ecological value?
Could the site be home to protected species such as
bats, great crested newts, badgers etc.?

Unknown

Landscape and Visual Impact
Is the site low, medium or high sensitivity in terms
of landscape and visual impact?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained
Medium sensitivity: development of the site would
lead to a moderate impact on landscape or townscape
character due to visibility from surrounding locations
and/or impacts on the character of the location.
(e.g. in built up area);
High sensitivity: Development would be within an area
of high quality landscape or townscape character,
and/or would significantly detract from local character.
Development would lead to the loss of important
features of local distinctiveness- without the possibility
of mitigation.

The northern boundary and
southern edge of the site is
shared with an area of Priority
Habitat deciduous woodland,
which has a high potential for
protected species; An
ecological survey assessing
the impact of development on
this woodland would be
required ahead of any
planning application.
Site is gently undulating which
minimises views across the
site. The site is largely
screened by trees and
hedgerow along the Watling
Chase Timberland Trail
(Spinney bridleway) that
encloses the western
boundary of the site.
Residential dwellings (Wilton
Farm Cottages) adjacent to
the northern edge of the site
have a view of the northern
land parcels;

The site is within the Northern
Thames Basin National
Character Area, an area rich in
geodiversity, archaeology and
history and diverse landscapes
medium landscape
of wooded Hertfordshire
sensitivity
plateaux and river valleys, with
areas of urbanisation mixed in
medium visual impact throughout. It has a
predominantly rural feel with
few large developments but it
is not notably picturesque:
indeed it can have a confused,
disorderly feel where the
variation in land use and
topography conflict.
The site is within the Watling
Chase Community Forest, an
area that promotes rural
diversification and through the
Watling Chase Greenways
Strategy, sustainable access to
the wider countryside. As the
site is adjacent to areas of
mature woodland and the
Watling Chase Timberland
Trail, proposed development in
line with the Watling Chase
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Greenways Strategy would
have to encourage
enhancement of public rights
of way to woodland areas,
increasing opportunities for
recreation and improving
access to the countryside.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

No loss

Heritage considerations
Question

Assessment guidelines

Comments

Some impact, and/or
mitigation possible

The site is adjacent to the Shenley
Conservation Area and is in close
proximity to a number of listed buildings.
Development proposals would have to be
sympathetic to the built heritage context
of the village.

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Community facilities and services
Is the site, in general terms, close/accessible to
local amenities such as (but not limited to):








Town centre/local centre/shop
Employment location
Public transport
School(s)
Open space/recreation/ leisure
facilities
Health facilities
Cycle route(s)

Observations and comments

favourably
located

Where a site is poorly located if > 800m,
moderately located if 400m to 800m, and
favourably located if < 400m from services.

The site is on the urban edge and
favourably located in proximity to
services and amenities, such as the
primary school, health clinic,
convenience store and green spaces.
The site is 300m from bus stops that
provide an hourly service to St Albans
and 600m from bus stops that provide
a half hourly service to Watford and
hourly service to Borehamwood.
The site is in close proximity to the
Watling Chase Timberland Trail
(unpaved pedestrian and cycle trail),
and open space amenities such as
Shenley Park.

Other key considerations
Are there any Tree Preservation
Orders on the site?
Would development lead to the loss
of habitats with the potential to
support protected species, for
example mature trees, woodland,

None
The site is largely agricultural and open grassland; however
pockets of woodland and vegetation exist in central parts of
Medium
the site. There is potential for loss of habitat with potential to
support protected species. The site is adjacent to priority
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hedgerows and waterbodies?

habitat deciduous woodland. A detailed ecological
assessment should be carried out before the submission of
any planning application.

Public Right of Way

No

Existing social or community value
(provide details)

No

Is the site likely to be affected by
any of the following?

There are a number of paths crossing the site that are likely
being used by local residences.

Yes

No

Unknown. An assessment would need to be
undertaken; however it is unlikely that there
is significant ground contamination given that
the land is in agricultural use.

Ground Contamination

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

Comments



Characteristics
Characteristics which may affect development
on the site:
Topography:
Flat/ gentle slope/ steep gradient
Coalescence
Development would result in neighbouring
settlements merging into one another.
Scale and nature of development would be large
enough to significantly change size and
character of settlement

Any other comments?

Comments

Gentling Undulating

No

Development of the site would change the size of the
village, however it would also present an opportunity
to balance the growth of the settlement and unite the
two parts of the village old and new along the core
spine of London Road.
The south-eastern corner of the site is within the SADM23
and CS13 Village Envelope.
In the 2017 Green Belt Assessment of Hertsmere Borough,
a parcel of land to the west of Shenley Village, which
included this site, was identified for further subdivision to
identify weakly performing green belt for potential removal
from green belt. This green belt parcel was recommended
to be taken forward to Stage 2 of the green belt
assessment.
Owner of 20 acres of the site area has previously indicated
he would build a new school on his land if he could
redevelop the existing school site.
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3.0. Availability
Assessing the suitability of the site will give an indication of whether the site has any constraints to development.
It should consider aspects such as infrastructure, planning policy, local services, heritage and other
considerations.
Availability
Yes
Is the site available for sale or
development (if known)?
Please provide supporting evidence.



Are there any known legal or ownership
problems such as unresolved multiple
ownerships, ransom strips, covenants,
tenancies, or operational requirements
of landowners?



Is there a known time frame for
availability? 0-5 /6-10 / 11-15 years.

No

Comments
Part of the site is available.
The largest parcel of
approximately 20 Acres is
available. The owner of the Wilton
Farm fields to the north of the site
has also made their site available.
The owners of the two fields
directly adjacent to the village in
the northeast corner of the site
are not yet known, so this parcel
remains currently unavailable
There are multiple ownerships for
this site, with the owner of two
fields directly adjacent to the
village in the northeast corner of
the site having not declared these
fields as available.
Unknown

4.0. Summary
Assessing the suitability of the site will give an indication of whether the site has any constraints to development.
It should consider aspects such as infrastructure, planning policy, local services, heritage and other
considerations.
Conclusions
Please tick a box


The site is appropriate for allocation
This site has minor constraints



The site has significant constraints
The site is not appropriate for allocation
Potential housing development capacity (30
dph in accordance with the 2017 BDC LAA):

330
(Estimated for current available approximate developable
area of 11ha)

Key evidence (3-4 bullet points) for decision to
accept or discount site.





The Site is within the Green Belt and largely outside the
infilling areas of the service village envelopes, whereby
development of the site conflicts with Local Plan policy;
The Green Belt Parcel which includes the site has been
identified to be brought forward for further assessment in
stage 2 of the Green Belt Assessment, to potentially
identify weakly performing green belt sub-divisions (of
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green belt parcels) for removal from the green belt;
The area that includes Site 4 has been identified in the
Hertsmere Local Plan: Issues and Options as a potential
growth area for enlargement of Shenley village;
The Site is in a favourable location for services and
amenities, and presents an opportunity to balance growth
along the western edge of the central spine of the village,
uniting the old and new parts of Shenley Village;
While the site is heavily screened and can only largely be
seen from local residences, natural and built heritage
constraints would require sympathetic development
proposals to mitigate and minimise impacts on woodland
habitats and the setting of the conservation area.
The available part of the site is appropriate for allocation
subject to a policy change in the Local Plan removing the
site from the green belt.
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Site Assessment Proforma
General information
Site Reference / name

05

Site Address (or brief description
of broad location)

Land south of Radlett

Current use

Agricultural / open space

Proposed use

Housing

Gross area (Ha)
Total area of the site in hectares

6.1

HELAA site reference (if
applicable)

N/A

Method of site identification (e.g.
proposed by landowner etc.)

Call for Sites

Context
Is the site:
Greenfield: land (farmland, or open space, that
has not previously been developed)
Brownfield: Previously developed land which is
or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for

Greenfield

Brownfield

Mixture

Unknown



Reference
TP/10/1654
Application Validated
Thu 16 Dec 2010
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development on this land? What was the
outcome?

Address Wood Hall Woodhall Lane Shenley WD7 9AY
Proposal The upgrading, relocation & reconstruction of an
access road to the Woodhall Estate including a hedgerow & tree
planting scheme (Amended Site Location) (Amended plans
received 16/12/2010).
Status Decided
Decision Grant Permission
Decision Issued Date
Wed 09 Feb 2011
Reference
TP/09/1415
Application Validated
Tue 18 Aug 2009
Address Wood Hall Woodhall Lane Shenley WD7 9AY
Proposal Upgrading existing access on Radlett Lane.
Status Decided
Decision Refuse Permission
Decision Issued Date
Tue 13 Oct 2009
Appeal Status
Unknown
Appeal Decision Appeal Withdrawn
Reference
TP/08/1180
Application Validated
Tue 05 Aug 2008
Address Wood Hall Woodhall Lane Shenley WD7 9AY
Proposal Upgrade existing access on Radlett Lane (Additional
plan received 5/12/2008).
Status Decided
Decision Refuse Permission
Decision Issued Date
Fri 27 Feb 2009
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Suitability
Site Characteristics
Is the current access adequate for the proposed Current access to the site is not adequate (see above),
development? If not, is there potential for access however upgrading and relocation of the existing access
to be provided?
onto Radlett Lane was granted in 2010 (but not
implemented). There is therefore potential for access to be
improved and created onto Radlett Lane, in consultation
with the Highways Authority.
Is the site accessible?
Provide details of site’s connectivity

The site is removed from Shenley Village and 2.4km from
Radlett, access to the A5183 and Radlett train station. The
site is 3.8km from the M25.

Environmental Considerations
Questions

Is the site within or adjacent to the following
policy or environmental designations:

Green Belt

Ancient Woodland

Area of Outstanding Natural Beauty
(AONB)

National Park

European nature site (Special Area of
Conservation or Special Protection Area)

SSSI Impact Risk Zone

Site of Importance for Nature
Conservation

Site of Geological Importance

Flood Zones 2 or 3

Assessment guidelines

Site lies within Green
Belt

Ecological value?
Could the site be home to protected species such as
bats, great crested newts, badgers etc.?
Unknown

Landscape and Visual Impact

Medium sensitivity: development of the site would
lead to a moderate impact on landscape or townscape
character due to visibility from surrounding locations
and/or impacts on the character of the location.
(e.g. in built up area);

Development of the site would
not be in accordance with
Policy CS13 of the Core
Strategy where development
can occur in defined Key
Green Belt Sites (Policy
SADM24) and infilling areas in
the service village envelopes
of Elstree, Shenley and South
Mimms (Policy SADM23).

The site contains some trees
and hedgerows which have
potential to be home to
protected species; An
ecological survey assessing
the impact of development on
this woodland would be
required ahead of any
planning application.
Site is completely screened by
trees and hedgerow from
Radlett Lane. There are no
significant views into or out of
the site.

Is the site low, medium or high sensitivity in terms
of landscape and visual impact?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained

Observations and comments

Low landscape
sensitivity
Low visual impact

The site is within the Northern
Thames Basin National
Character Area, an area rich in
geodiversity, archaeology and
history and diverse landscapes
of wooded Hertfordshire
plateaux and river valleys, with
areas of urbanisation mixed in
throughout. It has a
predominantly rural feel with
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High sensitivity: Development would be within an area
of high quality landscape or townscape character,
and/or would significantly detract from local character.
Development would lead to the loss of important
features of local distinctiveness- without the possibility
of mitigation.

few large developments but it
is not notably picturesque:
indeed it can have a confused,
disorderly feel where the
variation in land use and
topography conflict.
The site is within the Watling
Chase Community Forest, an
area that promotes rural
diversification and through the
Watling Chase Greenways
Strategy, sustainable access to
the wider countryside. As the
site is adjacent to areas of
mature woodland and the
Watling Chase Timberland
Trail, proposed development in
line with the Watling Chase
Greenways Strategy would
have to encourage
enhancement of public rights
of way to woodland areas,
increasing opportunities for
recreation and improving
access to the countryside.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

No loss

Heritage considerations
Question

Assessment guidelines

Comments

Some impact, and/or
mitigation possible

The site is adjacent to the Shenley
Conservation Area and is in close
proximity to the Grade II Gardens
Cottage and Kitchen Garden Wall.
Development proposals would have to be
sympathetic to the built heritage context
of the village.

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Community facilities and services
Is the site, in general terms, close/accessible to
local amenities such as (but not limited to):








Town centre/local centre/shop
Employment location
Public transport
School(s)
Open space/recreation/ leisure
facilities
Health facilities
Cycle route(s)

Observations and comments

moderately
located

The site is removed from the urban
edge and isolated from Shenley
Village on the urban edge and
moderately located in proximity to
services and amenities, such as the
health clinic, convenience store and
green spaces. The site is however
poorly located with regard to the
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village centre and the primary school.
The site is 200m from bus stops that
provides a half hourly service to
Hatfield and Watford.
The site is in close proximity to the
Watling Chase Timberland Trail
(unpaved pedestrian and cycle trail),
and open space amenities such as
Shenley Park.

Where a site is poorly located if > 800m,
moderately located if 400m to 800m, and
favourably located if < 400m from services.

Other key considerations
Are there any Tree Preservation
Orders on the site?

None

Would development lead to the loss
The site is largely agricultural/equestrian and open
of habitats with the potential to
grassland; The site contains mature trees and hedgerow. A
support protected species, for
Unknown detailed ecological assessment should be carried out before
example mature trees, woodland,
the submission of any planning application.
hedgerows and waterbodies?
Public Right of Way

No

Existing social or community value
(provide details)

No

Is the site likely to be affected by
any of the following?

Yes

No

Unknown. An assessment would need to be
undertaken; however it is unlikely that there
is significant ground contamination given
that the land is in agricultural use.

Ground Contamination

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

Comments



Characteristics
Characteristics which may affect development
on the site:
Topography:
Flat/ gentle slope/ steep gradient
Coalescence
Development would result in neighbouring
settlements merging into one another.

Comments

Gentling sloping from north to south.

Development of the site would extend the village
towards Radlett

Scale and nature of development would be large
enough to significantly change size and
character of settlement

No, however Site 5 is separated from the village by site
4 which has the potential to come forward before Site
5.

Any other comments?

In the 2017 Green Belt Assessment of Hertsmere Borough,
a parcel of land to the west of Shenley Village, which
included this site, was identified for further subdivision to
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identify weakly performing green belt for potential removal
from green belt. This green belt parcel was recommended
to be taken forward to Stage 2 of the green belt
assessment. This recommendation and subdivision of the
green belt parcel is likely to pertain to Site 4 having
potential to be removed from the green belt with the
Watling Chase Timberland Trail and the Radlett Lane
forming a defensible green belt boundary. In this case Site
5 performs strongly as Green Belt and is likely to remain as
such.

3.0. Availability
Assessing the suitability of the site will give an indication of whether the site has any constraints to development.
It should consider aspects such as infrastructure, planning policy, local services, heritage and other
considerations.
Availability
Yes
Is the site available for sale or
development (if known)?
Please provide supporting evidence.

No

Comments
One landowner.



Are there any known legal or ownership
problems such as unresolved multiple
ownerships, ransom strips, covenants,
tenancies, or operational requirements
of landowners?



Is there a known time frame for
availability? 0-5 /6-10 / 11-15 years.

Unknown

4.0. Summary
Assessing the suitability of the site will give an indication of whether the site has any constraints to development.
It should consider aspects such as infrastructure, planning policy, local services, heritage and other
considerations.
Conclusions
Please tick a box
The site is appropriate for allocation
This site has minor constraints
The site has significant constraints



The site is not appropriate for allocation



Potential housing development capacity (30
dph in accordance with the 2017 BDC LAA):
Key evidence (3-4 bullet points) for decision to
accept or discount site.

183


The Site is within the Green Belt and outside the infilling
areas of the service village envelopes, whereby
development of the site conflicts with Local Plan policy;
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The Green Belt Parcel which includes the site has been
identified to be brought forward for further assessment in
stage 2 of the Green Belt Assessment, to potentially
identify weakly performing green belt sub-divisions (of
green belt parcels) for removal from the green belt. Site 5
has not been identified as a subset of this green belt
parcel to be considered further in Stage 2 of the Green
Belt Assessment, as it is not attached to Shenley Village
unlike Site 4;
The area that includes Site 4 has been identified in the
Hertsmere Local Plan: Issues and Options as a potential
growth area for enlargement of Shenley village.
The Site is removed from the village centre, whereby the
more favourably located Site 4 would have to be brought
forward for development before Site 5 can be considered
further;
Development of the site would extend the village
westward towards Radlett, increasing coalescence
between two settlements;
The site is available and is potentially appropriate for
allocation, subject to review of the Local Plan removing
the site from the green belt and preferable sites coming
forward first for allocation.
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Site Assessment Proforma
General information
Site Reference / name

06

Site Address (or brief description
of broad location)

Land west of Green Street and North of Stapleton Road

Current use

Vacant field

Proposed use

Housing

Gross area (Ha)
Total area of the site in hectares

1.4

HELAA site reference (if
applicable)

N/A

Method of site identification (e.g.
proposed by landowner etc.)

Call for Sites

Context
Is the site:
Greenfield: land (farmland, or open space, that
has not previously been developed)

Greenfield

Brownfield: Previously developed land which is
or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history

Brownfield

Mixture

Unknown



16/0330/OUT
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Have there been any previous applications for
development on this land? What was the
outcome?

Lyndhurst Farm
Green Street
Borehamwood
Hertfordshire
WD6 5NF
Construction of new garden centre and retention of existing
landscape contractors yard (Outline Application including means
of access).
Decision Application Withdrawn
Decision Issued Date
Wed 22 Jun 2016
TP/02/0269
Lyndhurst Farm
Green Street
Shenley
Herts
Demolition of existing buildings followed by construction of one
chalet bungalow, one detached tack room including two
residential units, one barn, one tractor shed, 23 stables and one
store. (Outline Application - siting and means of access only
included for consideration)
Decision Refuse Permission
Decision Issued Date
Thu 27 Jun 2002
TP/02/1325
Lyndhurst Farm
Green Street
Shenley
WD7 9BD
Demolition of existing buildings. Construction of 1 detached
chalet bungalow, 23 stables, 1 store and 1 tractor shed to be
used as stud farm. Associated paddock and exercise tracks.
(Outline application - siting and means of access only included
for consideration)
Decision Refuse Permission
Decision Issued Date
Thu 20 Feb 2003

Suitability
Site Characteristics
Is the current access adequate for the proposed Current access in the south east corner of the site is not
development? If not, is there potential for access adequate, and is in close proximity to the junction of
to be provided?
Stapleton Rd and Green St. There is potential to open
access onto the quitter Stapleton Road, in consultation
with the Highways Authority.
Is the site accessible?
Provide details of site’s connectivity

The site is on the urban edge of Borehamwood, 2.4km to
the town centre; 3.4km to the nearest train station (Elstree
& Borehamwood) and less than 4km to the A1.

Environmental Considerations
Questions

Is the site within or adjacent to the following
policy or environmental designations:

Assessment guidelines

Observations and comments

Site lies within Green
Belt

Development of the site would
not be in accordance with
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Policy CS13 of the Core
Strategy where development
can occur in defined Key
Green Belt Sites (Policy
SADM24) and infilling areas in
the service village envelopes
of Elstree, Shenley and South
Mimms (Policy SADM23).

Green Belt
Ancient Woodland
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Ecological value?
Could the site be home to protected species such as
bats, great crested newts, badgers etc.?
Unknown

Landscape and Visual Impact

Site is completely screened by
trees and hedgerow from
Green St. and Stapleton Rd.
There are no significant views
into or out of the site.

Is the site low, medium or high sensitivity in terms
of landscape and visual impact?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained
Medium sensitivity: development of the site would
lead to a moderate impact on landscape or townscape
character due to visibility from surrounding locations
and/or impacts on the character of the location.
(e.g. in built up area);
High sensitivity: Development would be within an area
of high quality landscape or townscape character,
and/or would significantly detract from local character.
Development would lead to the loss of important
features of local distinctiveness- without the possibility
of mitigation.

The site contains some trees
and hedgerows which have
potential to be home to
protected species; An
ecological survey assessing
the impact of development on
this woodland would be
required ahead of any
planning application.

Low landscape
sensitivity
Low visual impact

The site is within the Northern
Thames Basin National
Character Area, an area rich in
geodiversity, archaeology and
history and diverse landscapes
of wooded Hertfordshire
plateaux and river valleys, with
areas of urbanisation mixed in
throughout. It has a
predominantly rural feel with
few large developments but it
is not notably picturesque:
indeed it can have a confused,
disorderly feel where the
variation in land use and
topography conflict.
The site is within the Watling
Chase Community Forest, an
area that promotes rural
diversification through the
Watling Chase Greenways
Strategy, sustainable access to
the wider countryside. As the
site is adjacent to areas of
mature woodland north of
Stapleton Road, proposed
development in line with the
Watling Chase Greenways
Strategy would have to
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encourage enhancement of
public rights of way to
woodland areas, increasing
opportunities for recreation
and improving access to the
countryside.
Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

No loss

Heritage considerations
Question

Assessment guidelines

Comments

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Limited or no impact or
no requirement for
mitigation

Community facilities and services
Is the site, in general terms, close/accessible to
local amenities such as (but not limited to):








Town centre/local centre/shop
Employment location
Public transport
School(s)
Open space/recreation/ leisure
facilities
Health facilities
Cycle route(s)

Observations and comments

moderately
located

The site is on the urban edge of
Borehamwood, but largely in a poor
location to services and amenities.
The site is located in close proximity
to open green spaces and an hourly
bus service to St. Albans and
Borehamwood. Hertsmere Academy
and Hertsmere Leisure is over 1 km
from the site.

Where a site is poorly located if > 800m,
moderately located if 400m to 800m, and
favourably located if < 400m from services.
Other key considerations
Are there any Tree Preservation
Orders on the site?

None

Would development lead to the loss
The site is largely an overgrown grassland paddock; The
of habitats with the potential to
site contains mature trees and hedgerow. A detailed
support protected species, for
Unknown ecological assessment should be carried out before the
example mature trees, woodland,
submission of any planning application.
hedgerows and waterbodies?
Public Right of Way

No

Existing social or community value
(provide details)

No
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Is the site likely to be affected by
any of the following?

Yes

No

Comments

There is a high potential that the site is
contaminated from past uses; An
assessment would need to be undertaken.

Ground Contamination

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations



Characteristics
Characteristics which may affect development
on the site:

Comments

Topography:
Flat/ gentle slope/ steep gradient

Gentling sloping from east to west.

Coalescence
Development would result in neighbouring
settlements merging into one another.

No

Scale and nature of development would be large
enough to significantly change size and
character of settlement

No

Any other comments?

In the 2017 Green Belt Assessment of Hertsmere Borough,
the green belt that includes this site was identified as
performing strongly in playing a role that prevents sprawl
from Borehamwood and maintaining gaps between
settlements.
This subsection of green belt parcel 30 was not
recommended to be taken forward to Stage 2 of the green
belt assessment.

3.0. Availability
Assessing the suitability of the site will give an indication of whether the site has any constraints to development.
It should consider aspects such as infrastructure, planning policy, local services, heritage and other
considerations.
Availability
Yes
Is the site available for sale or
development (if known)?
Please provide supporting evidence.

Are there any known legal or ownership
problems such as unresolved multiple
ownerships, ransom strips, covenants,
tenancies, or operational requirements
of landowners?



No

Comments
HBC have been in pre-app
discussions with the site owners,
regarding the building of a new
junior school for Borehamwood,
and the building of approx. 78
houses. The landowner has
undertaken public consultation.
Unknown
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Is there a known time frame for
availability? 0-5 /6-10 / 11-15 years.

Unknown

4.0. Summary
Assessing the suitability of the site will give an indication of whether the site has any constraints to development.
It should consider aspects such as infrastructure, planning policy, local services, heritage and other
considerations.
Conclusions
Please tick a box


The site is appropriate for allocation
This site has minor constraints



The site has significant constraints
The site is not appropriate for allocation
Potential housing development capacity (30
dph in accordance with the 2017 BDC LAA):
Key evidence (3-4 bullet points) for decision to
accept or discount site.

42









The Site is within the Green Belt and outside the infilling
areas of the service village envelopes, whereby
development of the site conflicts with Local Plan policy;
This Green Belt Parcel subsection has not been
identified to be brought forward for further assessment in
stage 2 of the Green Belt Assessment, to potentially
identify weakly performing green belt sub-divisions (of
green belt parcels) for removal from the green belt. This
site performs strongly as green belt in preventing sprawl
of Borehamwood and maintaining of a gap between
settlements;
The Site is in a poor location, but is relatively close
proximity to a secondary school and Borehamwood town
centre;
Site has potential to be contaminated;
The site is available and could not be ruled out as a
potential future site for allocation, if it was removed from
the green belt through a review of the local plan.
However, the significant constraints listed above make it
a less favourable site for allocation.
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Site Assessment Proforma
General information
Site Reference / name

07

Site Address (or brief description
of broad location)

Land west of Green Street and North of Stapleton Road

Current use

Agricultural

Proposed use

Housing

Gross area (Ha)
Total area of the site in hectares

5.4

HELAA site reference (if
applicable)

N/A

Method of site identification (e.g.
proposed by landowner etc.)

Call for Sites

Context
Is the site:
Greenfield: land (farmland, or open space, that
has not previously been developed)
Brownfield: Previously developed land which is
or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome?

Greenfield

Brownfield

Mixture

Unknown



None apparent

Suitability
AECOM
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Site Characteristics
Is the current access adequate for the proposed There is currently no access directly onto nearby highways
development? If not, is there potential for access for this site. Site is however adjacent to Stapleton Road
to be provided?
where there is potential to create new access in
consultation with the Highways Authority.
Is the site accessible?
Provide details of site’s connectivity

The site is on the urban edge of Borehamwood, 2.5km to
the town centre; 3.5km to the nearest train station (Elstree
& Borehamwood) and less than 4km to the A1.

Environmental Considerations
Questions

Assessment guidelines

Is the site within or adjacent to the following
policy or environmental designations:










Green Belt
Ancient Woodland
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Site lies within Green
Belt

Ecological value?
Could the site be home to protected species such as
bats, great crested newts, badgers etc.?
Unknown

Landscape and Visual Impact

Medium sensitivity: development of the site would
lead to a moderate impact on landscape or townscape
character due to visibility from surrounding locations
and/or impacts on the character of the location.
(e.g. in built up area);
High sensitivity: Development would be within an area
of high quality landscape or townscape character,

Development of the site would
not be in accordance with
Policy CS13 of the Core
Strategy where development
can occur in defined Key
Green Belt Sites (Policy
SADM24) and infilling areas in
the service village envelopes
of Elstree, Shenley and South
Mimms (Policy SADM23).

The southern edge of the site
contains Deciduous Woodland
Priority Habitat which has
potential to be home to
protected species; An
ecological survey assessing
the impact of development on
this woodland would be
required ahead of any
planning application.
Site is completely screened by
trees and hedgerow from
Green St. and Stapleton Rd.
There are no significant views
into or out of the site.

Is the site low, medium or high sensitivity in terms
of landscape and visual impact?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained

Observations and comments

Low landscape
sensitivity
Low visual impact

The site is within the Northern
Thames Basin National
Character Area, an area rich in
geodiversity, archaeology and
history and diverse landscapes
of wooded Hertfordshire
plateaux and river valleys, with
areas of urbanisation mixed in
throughout. It has a
predominantly rural feel with
few large developments but it
is not notably picturesque:
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and/or would significantly detract from local character.
Development would lead to the loss of important
features of local distinctiveness- without the possibility
of mitigation.

indeed it can have a confused,
disorderly feel where the
variation in land use and
topography conflict.
The site is within the Watling
Chase Community Forest, an
area that promotes rural
diversification through the
Watling Chase Greenways
Strategy, sustainable access to
the wider countryside. As the
site is adjacent to areas of
mature woodland north of
Stapleton Road, proposed
development in line with the
Watling Chase Greenways
Strategy would have to
encourage enhancement of
public rights of way to
woodland areas, increasing
opportunities for recreation
and improving access to the
countryside.

Agricultural Land
Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

No loss

Heritage considerations
Question

Assessment guidelines

Comments

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Limited or no impact or
no requirement for
mitigation

Community facilities and services
Is the site, in general terms, close/accessible to
local amenities such as (but not limited to):








Town centre/local centre/shop
Employment location
Public transport
School(s)
Open space/recreation/ leisure
facilities
Health facilities
Cycle route(s)

Observations and comments

moderately
located

The site is on the urban edge of
Borehamwood, but largely in a poor
location with regard to services and
amenities. The site is located in close
proximity to open green spaces and
an hourly bus service to St. Albans
and Borehamwood. Hertsmere
Academy and Hertsmere Leisure is
over 1 km from the site.

Where a site is poorly located if > 800m,
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moderately located if 400m to 800m, and
favourably located if < 400m from services.
Other key considerations
Are there any Tree Preservation
Orders on the site?

None

Would development lead to the loss
The site contains priority habitat woodland on its southern
of habitats with the potential to
edge; The site contains mature trees and hedgerow. A
support protected species, for
Unknown detailed ecological assessment should be carried out before
example mature trees, woodland,
the submission of any planning application.
hedgerows and waterbodies?
Public Right of Way

No

Existing social or community value
(provide details)

No

Is the site likely to be affected by
any of the following?

Yes

No

Unknown. An assessment would need to be
undertaken; however it is unlikely that there
is significant ground contamination given
that the land is an agricultural green field.

Ground Contamination

Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

Comments



Characteristics
Characteristics which may affect development
on the site:
Topography:
Flat/ gentle slope/ steep gradient

Comments

Gentling sloping from north to south.

Coalescence
Development would result in neighbouring
settlements merging into one another.

No

Scale and nature of development would be large
enough to significantly change size and
character of settlement

No

Any other comments?

In the 2017 Green Belt Assessment of Hertsmere Borough,
the green belt that includes this site was identified as
performing strongly in playing a role that prevents sprawl
from Borehamwood and maintaining gaps between
settlements.
This subsection of Green Belt Parcel 30 was not
recommended to be taken forward to Stage 2 of the green
belt assessment.

3.0. Availability
AECOM
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Assessing the suitability of the site will give an indication of whether the site has any constraints to development.
It should consider aspects such as infrastructure, planning policy, local services, heritage and other
considerations.
Availability
Yes
Is the site available for sale or
development (if known)?
Please provide supporting evidence.

No

Comments



Are there any known legal or ownership
problems such as unresolved multiple
ownerships, ransom strips, covenants,
tenancies, or operational requirements
of landowners?

Unknown

Is there a known time frame for
availability? 0-5 /6-10 / 11-15 years.

4.0. Summary
Assessing the suitability of the site will give an indication of whether the site has any constraints to development.
It should consider aspects such as infrastructure, planning policy, local services, heritage and other
considerations.
Conclusions
Please tick a box


The site is appropriate for allocation
This site has minor constraints



The site has significant constraints
The site is not appropriate for allocation
Potential housing development capacity (30
dph in accordance with the 2017 BDC LAA):
Key evidence (3-4 bullet points) for decision to
accept or discount site.

162








The Site is within the Green Belt and outside the infilling
areas of the service village envelopes, whereby
development of the site conflicts with Local Plan policy;
This Green Belt Parcel subsection has not been
identified to be brought forward in stage 2 of the Green
Belt Assessment, to potentially identify weakly performing
green belt sub-divisions (of green belt parcels) for
removal from the green belt. This site performs strongly
as green belt in preventing sprawl of Borehamwood and
maintaining of a gap between settlements;
The Site is in a poor location, but is relatively close
proximity to a secondary school and Borehamwood town
centre;
The site is available and is potentially appropriate for
allocation in the Shenley Neighbourhood Plan, subject to
a review of the Local Plan removing the site from the
green belt. However the constraints listed above make it
a less favourable site for allocation.
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Site Assessment Proforma
General information
Site Reference / name

08

Site Address (or brief description
of broad location)

Land lying to the west of Well End Road and North of Potters Lane

Current use

Agricultural

Proposed use

Housing

Gross area (Ha)
Total area of the site in hectares

6.5

HELAA site reference (if
applicable)

N/A

Method of site identification (e.g.
proposed by landowner etc.)

Call for Sites

Context
Is the site:
Greenfield: land (farmland, or open space, that
has not previously been developed)
Brownfield: Previously developed land which is
or was occupied by a permanent structure,
including the curtilage of the developed land
and any associated infrastructure.
Site planning history
Have there been any previous applications for
development on this land? What was the
outcome?

Greenfield

Brownfield

Mixture

Unknown



None apparent
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Suitability
Site Characteristics
Is the current access adequate for the proposed There is access on Well End Road which has potential to
development? If not, is there potential for access be upgraded. There is potential to open new access on
to be provided?
Potters Lane near Alexandra Rd.
Is the site accessible?
Provide details of site’s connectivity

The site is on the urban edge of Borehamwood, 2km to the
town centre; 2.9km to the nearest train station (Elstree &
Borehamwood) and 2km to the A1.

Environmental Considerations
Questions

Assessment guidelines

Is the site within or adjacent to the following
policy or environmental designations:










Green Belt
Ancient Woodland
Area of Outstanding Natural Beauty
(AONB)
National Park
European nature site (Special Area of
Conservation or Special Protection Area)
SSSI Impact Risk Zone
Site of Importance for Nature
Conservation
Site of Geological Importance
Flood Zones 2 or 3

Ecological value?
Could the site be home to protected species such as

Site lies within Green
Belt

Unknown

Observations and comments

Development of the site would
not be in accordance with
Policy CS13 of the Core
Strategy where development
can occur in defined Key
Green Belt Sites (Policy
SADM24) and infilling areas in
the service village envelopes
of Elstree, Shenley and South
Mimms (Policy SADM23).

The southern edge of the site
contains mature trees and
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bats, great crested newts, badgers etc.?

hedgerow which has potential
to be home to protected
species; The northern tip of
the site contains Deciduous
Woodland Priority Habitat. An
ecological survey assessing
the impact of development on
this woodland would be
required ahead of any
planning application.

Landscape and Visual Impact

There are views from
residential properties from the
eastern side of Potters Lane
looking northwards across the
site to adjacent fields. There
are views westward out of the
site towards the Borehamwood
urban area, and similarly views
into the site.

Is the site low, medium or high sensitivity in terms
of landscape and visual impact?
Low sensitivity: site not visible or less visible from
surrounding locations, existing landscape or
townscape character is poor quality, existing features
could be retained
Medium sensitivity: development of the site would
lead to a moderate impact on landscape or townscape
character due to visibility from surrounding locations
and/or impacts on the character of the location.
(e.g. in built up area);
High sensitivity: Development would be within an area
of high quality landscape or townscape character,
and/or would significantly detract from local character.
Development would lead to the loss of important
features of local distinctiveness- without the possibility
of mitigation.

Medium landscape
sensitivity
Low visual impact

The site is within the Northern
Thames Basin National
Character Area, an area rich in
geodiversity, archaeology and
history and diverse landscapes
of wooded Hertfordshire
plateaux and river valleys, with
areas of urbanisation mixed in
throughout. It has a
predominantly rural feel with
few large developments but it
is not notably picturesque:
indeed it can have a confused,
disorderly feel where the
variation in land use and
topography conflict.
The site is within the Watling
Chase Community Forest, an
area that promotes rural
diversification through the
Watling Chase Greenways
Strategy, sustainable access to
the wider countryside. As the
site is adjacent to areas of
mature woodland north of
Stapleton Road, proposed
development in line with the
Watling Chase Greenways
Strategy would have to
encourage enhancement of
public rights of way to
woodland areas, increasing
opportunities for recreation
and improving access to the
countryside.

Agricultural Land

No loss
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Land classified as the best and most versatile
agricultural land (Grades 1,2 or 3a)

Heritage considerations
Question

Assessment guidelines

Comments

Is the site within or adjacent to one or
more of the following heritage
designations or assets?








Conservation area
Scheduled monument
Registered Park and Garden
Registered Battlefield
Listed building
Known archaeology
Locally listed building

Limited or no impact or
no requirement for
mitigation

Community facilities and services
Is the site, in general terms, close/accessible to
local amenities such as (but not limited to):








Town centre/local centre/shop
Employment location
Public transport
School(s)
Open space/recreation/ leisure
facilities
Health facilities
Cycle route(s)

Observations and comments

moderately
located

The site is on the urban edge of
Borehamwood, but largely in a poor
location with regard to services and
amenities. Site is 600m from half
hourly bus service to Borehamwood.
The site is also located in close
proximity to Hertsmere Academy and
Hertsmere Leisure.

Where a site is poorly located if > 800m,
moderately located if 400m to 800m, and
favourably located if < 400m from services.
Other key considerations
Are there any Tree Preservation
Orders on the site?

None

Would development lead to the loss
The site contains priority habitat woodland on its northern
of habitats with the potential to
edge; The site also contains mature trees and hedgerow. A
support protected species, for
Unknown detailed ecological assessment should be carried out before
example mature trees, woodland,
the submission of any planning application.
hedgerows and waterbodies?
Public Right of Way

No

Existing social or community value
(provide details)

No

Is the site likely to be affected by
any of the following?

Ground Contamination

Yes

No

Comments

Unknown. An assessment would need to be
undertaken; however it is unlikely that there
is significant ground contamination given
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that the land is an agricultural green field.
Significant infrastructure crossing
the site i.e. power lines/ pipe lines,
or in close proximity to hazardous
installations

Powerlines traverse the site from east to
west.



Characteristics
Characteristics which may affect development
on the site:

Comments

Topography:
Flat/ gentle slope/ steep gradient

Gentling sloping from northeast to southeast.

Coalescence
Development would result in neighbouring
settlements merging into one another.

No

Scale and nature of development would be large
enough to significantly change size and
character of settlement

No

Any other comments?

In the 2017 Green Belt Assessment of Hertsmere Borough,
the green belt that includes this site was identified as
performing strongly in playing a role that prevents sprawl
from Borehamwood and maintaining gaps between
settlements.
This subsection of Green Belt Parcel 18 was not
recommended to be taken forward to Stage 2 of the green
belt assessment.

3.0. Availability
Assessing the suitability of the site will give an indication of whether the site has any constraints to development.
It should consider aspects such as infrastructure, planning policy, local services, heritage and other
considerations.
Availability
Yes
Is the site available for sale or
development (if known)?
Please provide supporting evidence.

Comments



Are there any known legal or ownership
problems such as unresolved multiple
ownerships, ransom strips, covenants,
tenancies, or operational requirements
of landowners?
Is there a known time frame for
availability? 0-5 /6-10 / 11-15 years.

No

Unknown



4.0. Summary
Assessing the suitability of the site will give an indication of whether the site has any constraints to development.
It should consider aspects such as infrastructure, planning policy, local services, heritage and other
considerations.
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Conclusions
Please tick a box


The site is appropriate for allocation
This site has minor constraints



The site has significant constraints
The site is not appropriate for allocation
Potential housing development capacity (30
dph in accordance with the 2017 BDC LAA):

HBC have been in pre-app negotiation with the site owners,
regarding the building of a new junior school for
Borehamwood, and the building of approx. 78 houses.

Key evidence (3-4 bullet points) for decision to
accept or discount site.











The Site is within the Green Belt and outside the infilling
areas of the service village envelopes, whereby
development of the site conflicts with Local Plan policy;
This Green Belt Parcel subsection has not been
identified to be brought forward in stage 2 of the Green
Belt Assessment, to potentially identify weakly performing
green belt sub-divisions (of green belt parcels) for
removal from the green belt. This site performs strongly
as green belt in preventing sprawl of Borehamwood and
maintaining of a gap between settlements;
The Site is in a moderate location with regards to
proximity to schools and bus service to Borehamwood;
Pylons traverse the site from east to west;
The area that includes this site has been identified in the
Hertsmere Local Plan: Issues and Options as a potential
site for a new Garden Suburb for Borehamwood;
Site is available and potentially suitable for allocation
subject to significant site constraints being resolved (e.g.
powerlines), and review of the Local Plan removing the
site from the green belt.
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